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FOREWORD 


Interest in the Central Business District shows no 
Signs of lessening. Over the years, various 
governmental approaches to CBD issues have emphasized 
different aspects of downtown growth and renewal -- 
Ustoulveretilecting the “hashion. of the day. Stalls, 
the need for information exists. 


Considerable research has been done on our central 
pusaness districts. Unfortunate ly , this swork? Ts: too 
often buried in academic literature or in uncirculated 
Danhiidastatrt PepoOrts. and, to. all intents.and 
purposes, lost to members of local planning agencies. 


The ministry has undertaken to support and publish 
this report to ensure that planning agencies in Ontario 
are aware of the methodology it describes and are 
therefore in a position to evaluate its usefulness for 
their own situations. It does not necessarily endorse 


the findings. 


The methodology used in the study provides a 
mechanism whereby citizen preferences become part of 
the input of the planning process, and the 
information gives the decision-makers a foundation 
on which to base their judgements. 


The report is significant for the manner in which 
it attempts to assess citizen preferences. The 
procedure used provides planners with a wider range 
of information than is normally available. This 
should be of theoretical value to urbanologists and 
sociologists and of practical interest to planning 


agencies undertaking similar reviews. 
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INTRODUCTION 


On January 4, 1974, approximately 5,000 residents of 
Guelph received an envelope from City Hall. Inside 
was a letter from the Mayor and the Chairman of the 
Guelph Planning Board and a questionnaire relating to 
use and future development of the central business 

CN sitei.ot. GBD) ™ 


Recipients of this material were asked to participate 
in a rather novel experiment. Responses to the 
questionnaire would provide planners and city officials 
with a great deal of information about existing use 

of the downtown area of the city and opinions on its 


future development. 


At the same time, the provision of this kind of forum 
would give more citizens than ever before a chance to 
participate in the formation of planning policy. 


This report analyses the events that led to Guelph's 
attempt at citizen involvement in the planning process. 
It also analyzes the survey results and looks at some 
Of tNev INDI cations Of Chis LYDGNOT endeavoun. oho, 
convenient reference, all tables on which analysis is 
based have been included in the appendices. 


1. SOCIAL COMPOSITION OF THE CBD 


Before analysing the CBD survey data, it is essential 
to examine the current social composition of the CBD 
and its pattern of development over the years. This 
will alert readers to the fact that the current 
composition of Guelph may differ in important ways 
from what it has previously been. 


inmepresemcing an analysis of this kind, 1t 1s*-usetul 

to distinguish between socio-demographic changes in 

the nature of the city per se and changes within the 
Siby wose  t. Fits, Ji turn. Well involve anv assessment 
of changes in the CBD relative to changes in other 
areas of the city. 


Permaps the. first fact of interest 1s that despite 

a general population increase in post-war Guelph -- 

with the exception of the decade 1951-61 -- 

population increases lagged behind the Ontario average. 
Between 1961 and 1971, increases kept pace with 

national averages but were far behind Ontario averages. 
Whether this situation has changed since 1971 is at this 


time impossible to assess accurately. 


Despite this growth in population, the overall ethnic 
and religious composition of Guelph remains much the 
same as it was in 1941. The largest single religious 
group is Roman Catholic and the largest ethnic group 
is British. Occupational differences are mone diy fi euie 
to assess given changing definitions used in the census= 


Nonetheless, there have been, over a 30-year period, 
slight increases in the numbers of individuals engaged 
in clerical and sales occupations. At the same time, 
there has been a notable decline during these years in 
those engaged in craft, industrial and related 
Occupations. and labourers.) Enis occupationd lest ruictuNre 
1S NOte Unlike that. tor Ganada as a who lie. 


What aS Signuthiicant.. if Wemconpare  GuelDhe to ie rontce 
50 miles east, is that over those 30 years the ethnic 
composition of the city has changed very little. The 
largest non-British group, the Italian, has increased 
by almost 100% since 1941 but currently forms 
approximately only 10% of the total population. The 
numbers of residents of other origins are smaller. 


Guelph has changed in other ways but not as much as 
might be expected. Clearly, the number of apartments 
or flats in the city has increased. But between 194] 
and 1961 ‘theses units: comprised arconstant.-207% of sau 
accommodations. Between 1961 and 1971, however, the 
percentage rose to 307. 


A further reflection of these figures is found in the 
number of owners singrelat ton ston cenants 657065. On 

Guelph residents owned their dwelling in 1961; in 1971 
the figure was 62.98%. The 1941 figure, however, was 
only 45.11%. Equally interesting is that: the figures 


in the census for 1971 suggest the Guelph population 
was more transient than it was in former years: more 
residents have been in their current location for less 
than a year. 


The overall analysis of Guelph since 1941, then, 
suggests a numberof;things. First; the city has been 
growing, but not at a breakneck speed. Second, despite 
this growth, the religious and ethnic composition of 
Guelph has changed relatively little. With housing, 
however, especially over the last decade, more and more 
people have been living in apartments. 


Conversely, now, fewer Guelph residents than in the 
sixties own their own homes. At the same time, the 
numbers of individuals who have been long-term 
residents of Guelph has decreased. A brief analysis 
of the tables in the appendix will demonstrate, 
however, that these trends have not been completely 


linear. 


Although it was not possible to analyse long-term 
changes within the city itself, some comparisons can be 
made on the basis of. 1961 and 19/1 census: data. The 
1961 information was not provided on the basis of tracts 
so it was necessary to match the old enumeration areas 
Wins lonitract divisions. Fortunate lyase tract 16.2 25 
defined in the 1971 census, corresponds to the Guelph 
CBD so it was possible to carry out a number of 
important comparisons between the CBD and other areas. 


It is clear that even over a ten-year period at least 
one major change has occurred within the CBD. Quite 
simply, there has been a great increase in the number of 


single member households. In 1961; 23-512 01 residents 
of the CBD formed single member households; by 1971 
the numbers had swelled to 39.09%. 


These figures are far higher than for any other part of 
Guelph and perhaps in part reflect the disproportionate 
number of CBD residents who, according to the 1971 

census, were widowed. In other areas of Guelph, the 
tendency is toward larger households. 9 imese Tatver sancace 
however, have not undergone as drastic a change in terms 
of the number of persons per household. 


Faso am <amealysi sO f.'l9.o sana O/ilpid dit dulled Smre lcci: 
that in the CBD the trend is toward single-member 
households. The trend might be partially explained by 
some demolition that has occurred in the area. AS a 
consequence, few accommodations are now available to 
larger than single-member households. 


On the basis of more complete 1971 data, it is possible 
to add further dimensions to comparisons between the 
residents of the CBD and other areas of Guelph. To 
begin with, although representatives of all occupational 
groups can be found in the downtown area, the number of 
individuals engaged in service occupations far exceeds 
the city average. Likewise, the smallest percentage of 
self-employed individuals reside in the CBD. 


In addition, slightly more than the average number of 
wage earners live in the centre city. These statistics 
are perhaps reflected in 1o7leancome, t1gures. snl chougne 


in 1971, only 18.81% of Guelph households had incomes 
less than $5000). 53,212 0f “CED. housenoldsainad 


incomes below this figure. 


With education, the disparities between the CBD 
residents and those of other areas are equally apparent. 
In 1971, a total of 69.84% of CBD residents had a grade 
10 or lower level of education. The comparable figure 
for Guelph as a whole was 61.28%. 


The picture that emerges so far, then, is that, overall, 
residents of the CBD are less well off than Guelph 
residents in general. Their incomes are lower and so 
Gree inolevels of, education. In. addition. excluding 
the recently developed suburban areas of the city (for 
Whe. trends, at this point, are unclear), it is 

evident that CBD residents are far more mobile than 
residents of other areas. As of 1971, 26.00% had lived 
in their present location less than a year. The figure 
for Guelph as a whole is 21.50%. As a number of suburban 
developments are included in this latter figure, it probably 
overestimates the proportion of overall transiency in 

the city as a whole. 


Given this rate of mobility, it is not surprising that 
only 14.55% of CBD residents own their own accommodation: 
the corresponding figure for Guelph as a whole is 62.98%. 
In addition, 71.82% of occupied dwellings in the CBD 
were, in 1971, apartments or flats. By way of. contras®, 
only 29.60% of Guelph residents in general occupied 
similar accommodations. That the type of apartment 

or flat referred to is not modern is substantiated by the 
finding that 99.05% of CBD dwellings were constructed 
prior to 1946. Unfortunately, statistics on the 
condition of these accommodations are unavailable. 


It is important to note with respect to the CBD that although 
46.43% of families in this. area have no children —- 
the Guelph average is 31.93% -- the number of children 


under the age of six, 28.79%, is higher than the Guelph 
average of 26.44%. Obviously, these figures should be 
borne in mind in any proposals for development. 


lt must be stressed that analysis here 1S concermed 
exclusively with comparisons between the Guelph CBD and 
Obnersareas On sel Cit you AMG, surprisingly, the analysis 
has yielded results not that much different from the 
SOClal COnNndi tiomse0f large cltles a.) 95 tiles One Vo cdare UnesOnmy, 
examination of the included tables is necessary to 
appreciate that changes have been occurring elsewhere 

and that there is a great deal of diversity within the 
city. For example, a disproportionate number of Italian 
residents tend to dwell in particular census tracts while 
members of other ethnic groups are more dispersed 


throughout the city. 


By simply comparing the CBD with other areas, however, 
it is possible to gain a certain perspective on the 
social composition of the downtown area. Clearly, 
residents of the CBD are worse off financially than 

the 'average' Guelph resident. Likewise, they are more 
transient (or less settled) and include a large number 
of individuals who are Unattached. Jhis latter factor 
is revealed by the number of single person households 


and the number of widowed residents. 


This profile of the CBD in no way provides a mandate 
for wholesale redevelopment of the area. It has been 
Shown in other cities that not only do residents of 
areas comparable to Guelph's CBD frequently have 
community bonds that hold them together, but also they 


are often financially incapable of paying higher rents 
for improved amenities elsewhere*. Any downtown 
development should take these factors into consideration. 


Clearly, there is a pocket of poverty in the downtown 
area. Even if survey results suggest that some 
developments in the city centre are desired, the problems 
of the residents should receive prior attention. 

Whether these problems can be dealt with by subsidized 
rents, rent controls or whatever, is a question that is 
posed but not answered here. 


* For an excellent discussion of somewhat related 
problems in a Canadian city, see D. H, Clairmont 
and D. W. Magill, Africville. Toronto; McClelland 


and Stewart, 1974. 


2. BACKGROUND TO THE SURVEY 


In June, 1969, a team of consultants working for the city, 
Central Mortgage and Housing Corporation and the 
Department of Municipal Affairs warned in an urban renewal 
report that if "existing trends continue, uses 

unsuitable to the retail-commercial character [of the 
Guelph CBD] will continue to intrude, increasing the 
incidence of blight and causing a continued weakening 

of the area. Store-to-store shopping", it was argued, 
"will become more inconvenient as retail uses become 

more spread out and less inviting, leading to development 
of more competitive suburban shopping centres.'"* 


Unfortunately, the report did not concern itself with 
the social matters raised here so it is just as well 
that its recommendations were not implemented. The 
federal government withdrew support from this and 
similar schemes. As a consequence, before large scale 
changes are planned, it will be possible to deal first 
with the social needs of area residents. 


ee LUE E EEE REO 


* Central Mortgage and Housing Corporation, 


Cine ot Guelph Urban Renewal Scheme, June, 1969 
Die ebis 
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But the issue of core improvement did not die. It was 
taken up again in 1970 and, this time, the initiative 

was taken by the Guelph Planning Department. A 
discussion paper in which various improvements were 
suggested was circulated to a number of Guelph residents. 
Later, a public meeting was held at which interested 
Citizens Could air their Views. | But the anoun tor 


interest shown in the project was small. 


According to wks be Perry, Director on =e hantimmngmana 
Development, no more than 40 or 50 individuals 
Daktielpaced 1m d1scUSSiONses «| ln Ss NOtetwe UIleyemiwicks 
little positive support for core improvement on the part 
of downtown businessmen and citizens in general. 
Consequently, very little policy grew out of this 
particular endeavour. 


In October, 1971, the Planning Department once again 
took the initiative in bringing before the Guelph 
Planning Board a more detailed discussion paper about 
general land use fin “the CbDs To Source h opin onsmon 
this latest proposal (see appendix F), the board 
authorized copies to be sent to a number of local 
Organizations. The Te tarot such acl loOnm Was. uo 
request...views and comments on the proposal and any 
otner Suggestions that...lordanirzations | might save sat 
this very early stage in the planning process."** 


Organizations to whieh this material was sent included 
the Chamber of Commerce, Community Service Council, 


@ S Snervilewe waite Key cleeeaP Gieyncure Ul) Varo 2oum ona 


** Letter to Organizations interested in the futune 
of Downtown Guelph, from K. L. Perry, Secretary- 
Treasurer, Guelph Planning Board, Januany lies 
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University Women's Club and the Downtown Businessmens' 
Association. In total, approximately 35 organizations 
were contacted while nine returned comments on the 
discussion paper. * 


After receiving comments, which indicated general 
agreement with developments outlined in the discussion 
paper, it was suggested to the Guelph Planning Board 
that the next logical step with respect to the proposal 
“would be to contact the owners of property in the 

CBD in order to ascertain their views and comments 
before proceeding with more detailed work and 
refinement of the concept."** 


Despite the fact that copies of the discussion paper 

were then sent to approximately 600 property owners, 
qomnere )é responded with ether positive or negative 
Statements.*** Clearly, the general indifference of 1970 
was evident again. Even the Downtown Businessmens' 
Association failed to express any interest, one way or 
the other, in the proposal. 


At this point, the planning director argued that, 
"considering that only about three per cent or less 
of the owners solicited responded to the request for 
comments it would be preposterous to suggest any 
Consensus on tne proposal... **** 


os Letter to His Worship Mayor Norman Jary, from 
K. L. Perry, Director of Planning and Development, 
January 30, 1973. 


ae Notice to Guelph Planning Board; from K. L. Perry, 
Apri 26., «19/2. 


nog feats 


**kk*k Notice to Guelph Planning Board, from K. L. Perry, 
March 7, 1973. 
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Given previous experiences with public meetings, it was 
further argued that this type of forum “would accomplish 
very little at this time exceptrco be ‘able stomcay that 
an opportunity for the public to participate was 
actiualiy DrOvVIGeds ditercii sees ta Ucr ms mae 


Instead. It was suggested: that tne = feasadp iltety soa 
fairly intensive survey with carefully directed 
statements to elicit preferences ought to be explored. 
It was this alternative that was eventually chosen and 
VS) Chien malin, ef OGUS= Oo fe weve One inmtinL Ses elo tte. 


Woke & 


Clearly, in the period under discussion, core development 
was an issue articulated by the planning department. 
Equally obvious is the general indifference to this issue. 


For these reasons, responses to the survey should be 
viewed with three things in mind. 


First, they give planners empirical assessments of 
opinions regarding use and development of the CBD. 


Second, the survey itself can be viewed as a mechanism 
for mobilizing interest as well as providing citizens 
with an avenue of making their views on the core known. 


Third, should policies develop from survey results, they 
could be legitimized in terms of the views expressed 

by survey respondents provided that the needs of core 
residents are kept foremost in mind. 


* 

+ 
me 
SE 
aie 
(ae 
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Having discussed general post-war demographic trends, 

and the events leading to the survey, this report can 

now look at the survey itself. Logically, analysis can 
be broken down into an assessment of how Guelph residents 
get to the CBD, what they do when they get there, and 
their ideas on future developments. 


15 


3. ACCESSIBILITY 


Perhaps the first item regarding the use and development 
of the Guelph Central Business District is, quite simply, 
the current means of transportation used by individuals 
in gaining access to facilities offered by the downtown 
Secuon of fhe. city . 


Geographer John N. Jackson has noted that Guelph is 
Somewhat unique in that, unlike other cities that have 
been planned on a ‘grid’ system, the roads at the core 
emanate outwards in a fan-like configuration from the 
river.* Beyond the downtown centre, the familiar grid 
pattern predominates as in other cities. 


It is fairly evident, taking Guelph as a whole, that 

the automobile is by far the dominant mode of 

transportation to the downtown core. Sixty-four 

percent of Guelph residents use this means of transportation 
inacomingeand going to the ccentrall business district. 


OPS ONNON. PUacksSOne Lhe Canadt anal hry wamoronce: 
McGraw-Hill Ryerson, 1973, p. 29. 
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Despite a regular bus service to many parts: of “thelcitey. 
Only 10.3% Uses thts “facil Icy: Gaaen irre viel smaller 
percentage, 8.6%, walk to their downtown destination. 


The means of transportation chosen by the individual 

in the journey to the core as cOmtingent. upOnah ison 
her residential location. Por those living) in tnhescore 
itself, walking is the most frequent mode of travele 

In more remote areas, however, such as zone 13 (see 

map 1), as many as 88.4% of the population) reaen 
downtown by automobile. Although the frequency of bus 
Service to uhis area 1S COMPanrab (en LO Gilad Gemiieram cals 
closer ‘to the core, ‘the automobile is still = thesenosen 


means of travel.** 


Although residents of the centre of the CIty ewalllktece 
the facilities. provided in the ereas public transmeans 
viewed as a preferred mode of travel to a greater 
extent than it is actually used. The absolute number 


who would prefer public transit, however, is extremely 


* "Public transit now serves 90 percent of the 
population area of the City." Guelph 
Transportation Committee, Comparing the 
Ivansportation Alternatives, 1974962 56. 


** It is interesting to note that few respondents 
mentioned the bicycle as either an actual or 
preferred mode of transport tothe city «cones 
Consequently, the "bicycle category" was combined 
with a number of other responses in the "other 
Category . hisses san inpomtanu Monit eines 
Summary Of opinions gathered at drop-in centres, 
the Guelph Transportation Study Committee 
(Appendix C2) mentions “a definite Indication 
in favour of expansion of the bicycle-way 
System.” Judging from the results of the larger 
Sample analysed here, few people actually use or 
would’prefer to,use the bicycle in theiwetniune 
downtown. If the bicycle is to be used. perhaps 
1t Will be restricted to neighbourhood jaunceee 
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small. Likewise, residents of most areas immediately 
adjacent to the central business district regard public 
transport more favourably than their actual use of 1G 


would suggest. 


Again, though, the numbers. Giving cme sD Uc a saed preferred 
alternative are small. Whe further the indi Vi dua ieieinvec 
from the central business district, however, tne mone 
likely hevor= she wi ll “spec? fy soubiM c= trans Gt eds ecurdiercaiieaibane 
means of transport ‘to the core.* “But with = themexcepe yon 

of those living in the «central business disci 1c Gemmene 


most prererred mode sof stransporeu sis tne Cais. 


Not all groups within Guelph actually use the same mode 
of transportation to an equal degree. The automobile, 
for example, is used proportionately more by those in the 
26 to 60 age categories than those 25 and under and 61 
and above. Of those who walk downtown, the largest single 
percentages are found in) the under 25 age groupie Onmune 
other hand, a disproportionate number of those over 60 
and tnose 20 -and under Use pUbIICc trans Ito mt lone 
males more than females and married individuals more than 
non-married individuals tend to use the automobile in 
their downtown excursions. 


Inese tindings are not Surprising... ihe youngemuansenot 

yet be owners of avtomobiles’ The elderly may preter 

not to take the responsibility of driving. | Samia ly emwoth 
respect to the use of the automobile DY Males. 1 as thohia 
probable that in one-car families the male would have 


priority access to the family automobile for his trip 


Pelt ee be kept in mind that differencesmarce 
Small. 
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to work and other purposes. 


It is obvious, though, that different occupational 
groups vary in the extent to which they use one form 

of transportation over another. The use of a particular 
mode of transportation, however, is not related to the 
relative prosperity or any other characteristic of 

the occupational groups in question. 


Despite the fact that residents of the urban core tend 
to walk to the facilities provided by this sector, a 
majority of individuals who hold jobs in this area reach 
their place of work by automobile. Only a few walk to 
their jobs in the downtown core. Fewer still come by 
bus. These figures suggest that those working in the 
Core, ive in other parts of the city. 


While the majority of Guelph residents (with the 

exception of those actually residing in the core) state 
they use and prefer the automobile over other forms of 
transportation, many also feel that greater emphasis 
should be put on the use of public transit -- and this 
belief is not restricted to particular age or occupational 
Groups. Tt would seem, then, that Guelph residents are 

in, favor of increased public GYaANS 1 te Dts LOteT OE 


themselves. 


This sentiment is perhaps reflected elsewhere. Despite 
general support for an increase in public transit 

facilities, residents of all areas of Guelph state that 
the provision of more adequate parking facilities would 
increase the amount of shopping they do in the CBD. In 
general. notsonly 1s this belaet held Dy alip age groups, 


21 


but by individuals regardless of sex and marital 


Stare Se. 


Again, there are some occupational groups Ch ac .dOestione 
fit this general pattern, but preferences are not 
related to the prosperity or any oOcher scharactey tons. 
of the groups ih question. In addition, therem! sayeecan 
to believe that long-term residents of Guelph might 
increase their shopping in the core if more parking 


factiaitires were offered: 


This desire notwithstanding, the provision by some 
downtown merchants of free parking facilities may not 
contribute to their trade as much as they think. In most 
cases, for the numbers of residents of different parts 

of Guelph who agree that they give preference to stores 
participating in the free parking program, there are 
almost equal numbers who suggest that free parking is 

of little consequence. 


The only exception to this general trend 1s. for vresidencs 
of remote zone 1, where 55% state that they give 
preference Co stores participating. in thee reemoamcnia 
program. With the exception of those between the ages 

of 61 to 79; who do favour stores providing freemparkinng. 


results are similar for different age croups sresiaentmin 
Guelph. 


Figures regarding marital status and occupation, however, 
Suggest that individuals who are married or widowed, 

and members of certain occupational groups, are more 
concerned with freerperking faci lmtiess | BUte ages 
there is no overall pattern to the preferences of 
occupational groups. 
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The general preference for using the automobile to gain 
access to the CBD is further reflected in a general 
reluctance of residents of all areas to use a proposed 
Shuttle bus service from peripheral parking areas to 
the downtown core. Once again, differences along this 
dimension do not change with age, marital status, 
occupation or length of time in the community. 


Overall, the analysis presented thus far presents 
somewhat of a paradox. Residents of Guelph, with the 
exception of those living in the core, prefer the car 
over all. Torms: of transport to the downtown area. At 
the same time, they feel as though greater emphasis 
should be placed on public transit but appear unwilling 
themselves to use this facility. In fact, they would 
prefer increased parking facilities in the CBD although 
they would not be willing to use a shuttle bus service 
from peripheral parking areas. These facilities should 
perhaps be provided and used, but by 'the other guy'. 


The upshot of this analysis would seem to be that if 

the residents of Guelph are going to continue to use 

the CBD, by and large, they will continue to reach it 
ime coer private automobile. 


This preference, however, is not unusual in Canadian 
urban centres. "The tendency over recent decades," it 
has been observed, "has been for more trips and longer 
journeys, and for the automobile to become the 
characteristic mode of urban travel.”* 


tte 


cer herCaiadtan. Greys ps 130. 
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The extent to which this emphasis on the automobile 
conflicts with ideas regarding future use and 
development of the CBD will be examined later. In) the 
meantime, this report will focus on the use to which 
the residents of Guelph put their CBD. 
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4. USE 


It has been demonstrated that in the post-war years, 
the population of Guelph has increased. The larger 
population, in turn, has made feasible a number of 
"suburban" shopping plazas that offer the consumer 
access to a variety of goods. In the City of Guelph, 
it has been estimated that, to date, proposals for 
extending shopping facilities in all areas "will be 
adequate to meet the residential demands to the year 
RSIS Re ded 


Studies carried out on urban centres in the United 
States and elsewhere suggest that increases in 
population and the consequent provision of goods and 
services in other than downtown areas have implications 
for the development of the core. 


Although particular geographical and historical 

factors greatly influence developments occurring in a 
given urban centre, an increase in population 
invariably results in some specialization of the 
functions carried out in the central business district. 


—— 


* J. A. Forbes, Notice to Chairman and Members, 
Guelph Planning Board, June al ESF ee ae 
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At one extreme, major offices are likely to remain 
+n the central business district... At tieNOUne tcme 
Of the specurunlm tne cent yeu lor food merchandising 
rapidly shitts wom locatlons@outside of the core. 
Still, it must be stressed that the rapidity with 
which this process occurs is contingent upon three 


ia CA OnaSe: 

=> / the physical characteristicsom the weiuy. 
-- the rate of growth, and 

== the timing, of the period of erapvdr grow time. 


With the relatively recent concern with "people 
oriented" urban planning, it might be further stressed 
that the values held by planning boards, municipal 
COUnGII,S, and citizens groups can si gnitican Gly wa cre 
these trends. 


A second trend that has been noticed to accompany an 
increase in the size of the urban centre is a 
proportionate decrease in the amount of retail trade 
Car mved moult. jmmbhes cen tyra le buUSH NeSis didis-tid Cla ons 
ClbiesS With populations Tess than 25.000 the amouintaon 
retail trade carried out in the downtown area varies 
between 80% and 100%. For cities in the category where 
Guelph would be placed -- populations ranging from 
25,000 to 100,000 -- the amount of downtown retail 
Grade wares irom 6525-t0) 852...) Compantesons: wit he time 


first category indicate a certain degree of over apes 


Larry Smith, "Space for the C.B.D.'s Functions," 
in L. S. Borne (ed.), Internal Structure of the 
City> (oronte: - Oxfords loi 1 pp. - 357-3568 


PSRs 355% 
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When evaluating these figures it should again be borne 

in mind that development referred to occurred when there 
was less "planning consciousness" on the part not only 

of municipalities, but also on the part of the population 
at large. There is no "invisible hand of the market" that 
inexorably dictates the nature of urban development. The 
planned developments of numerous European cities attest 

to the truth of this statement.* 


It is evident that the city of Guelph has already 
experienced some of these developments. For example, 
there as wow no major food store located in the CBD. 
Medical and dental offices have extended beyond the 
boundaries of the area officially defined as the core, 
and small department stores are appearing in a number of 
Suburban plazas. In addition, a major department store 
has recently been approved for a planned district 
Shopping centre. 


The extent to which the downtown retail sales may be 
decreasing in relation to total city sales as a result 
Oryemese processes 1S difficult to assess since 
statistics on this matter are not available. But it 

is reasonable to assume, given an increase in shopping 
facilities in other than core areas, that the proportion 
of core retail trade would have declined. 


Even if the absolute amount of downtown retail trade 
faseenow declined, .it is clear that the majority =- 
Giecce= = Of Guelph Yesidents carry out most of their 


* Ruben C. Bellan, The Evolving City, Toronto: 
Punone or). ch. br: 
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convenience shopping -- food, drug and sundries 
purchasing -- and their banking activities in shopping 
plazas and Mme nacWidtdes eOUts lide the core. 


When it comes to comparison shopping, that is, the 
purchase of such things as clothes, furniture and 
appiiancess 54.12 use core acti LIesme wine only Wome. 
carry out this type of activity in shopping plazas. 


It is important to note, however, that 22.0% do some 
comparison shopping in Kitchener-Waterloo and an 
addi tronaleul4.4% travel to horon vos foie nl Sumty emo 


merchandise. 


The appeal of Kitchener-Waterloo and Toronto are even 
more apparent in the realm of entertainment. While 
30.6% of Guelph residents use some core facilities, 
an impressive 26.0% and 24.5% also use Kitchener- 
Waterloo and Toronto respectively. 


Overall, these figures suggest that for Guelph residents, 
certain areas within the city are used for particular 
activities as are other nearby urban centres. Ineshortr 
the behaviour of consumers Suggests that the coresrs 
already ibeing Wwsed “for certain kinds of goods and 
Services: ~<a development that parallels changes 

observed in other urban centres. 


FE Wassevident ni the analysis. Gf access iba ia tyoethat 
different groups within Guelph used particular modes of 
aecess LO tne central business district. “From. an 
analysis of data on actual use made of the centre civ 
it is equally apparent that similar differences exist. 
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inm-examimming these variations, the «focus will “be 
primarily on the Guelph core and plazas located within 
Guelph. It is apparent that other centres attract 
Guelph residents, especially for entertainment, but the 
Concern mere as with intra-city comparisons. 


In general, differences that exist between various 
groups over the use of Guelph core facilities and 
Suburban plazas are small. Nonetheless, differences 
Should not go unnoticed. 


To begin with, there are differences in degree 

regarding the extent to which Guelph residents feel 
CiGtmicets possible to purchase: desired goods and 

services in the core. Overall, 43.8% of respondents 
feelpthat the central business district its sufficient 

in this respect while 49.1% disagree with this assessment. 


Interestingly enough, core residents themselves are 
Hoste Ike ly to say that core facilities ‘are inadequate. 
On the other hand, those over sixty years of age, the 
widowed, and those who have lived in the city for a 
considerable length of time are somewhat more satisfied 


with core amenities. 


In addition, there is a similar tendency for. the: single 
and widowed to prefer to shop in the downtown area. 
Married individuals, by contrast, prefer plazas. 
Likewise, males more than females prefer downtown to 


plazas shopping. 
Ironically, even though core residents are most likely 


to regard downtown shopping facilities as inadequate, 
iveyeveurdaprerer to shop ins the’ared. | Residents of 
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other areas, by contrast, generally show a greater 


preference for plaza shopping. 


Some of these findings are easily explained. It is 
reasonable to assume that elderly, widowed, and 
long-term residents of Guelph would have established 
habitual patterns of shopping in the central business 
district -- patterns that pre-date the construction of 


suburban shopping plazas. 


In addition, 1t 1s) likely thac larger numbe ws sO:heecme ce 
individuals live closer to the downtown area: census 
results seem to suggest that this 1s the case sence 
consequence, access, to downtown facilities is @edc nen 


and therefore, perhaps, more desirable. 


The tendency for single adults to prefer downtown 
shopping, on the other hand, is perhaps best explained 
bye reference tovother factors. CHorsone ning. 
proportionately more individuals in this category tend, 
in general, to congregate in central business distraces 
especially when a university is nearby -- than in newer 
parts, of a small city. The downtown ds) ‘wheresone 
ACCOM nS. = 


Moreover, given the large number of single adult 
university students in Guelph, and the recent rejection 
of Tange numbers of students of “the suburban Wayewon 
bite Sealprererence for downtown samenitiesi ay Single 
adults, of whom students would form a large number, 

is understandable. 


Equally understandable is the Slight tendency for 


honried individuals tovprefer olaza Shopping since 
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people with small children may prefer shopping that is 
feoddiigeaccessible from, theiw iphace.oferesidence, Plazas 
nay, also, offer a greater sense of safety) in that the 
downtown area, with its heavier flow of moving traffic, 
might present a hazard to young children. 


Migs reasoning 1S supported by the, fact that when ectual 
shopping habits are analysed, there is more of a 
tendency for married than single individuals to use the 
plaza for convenience and comparison shopping as well as 
for entertainment. (The plaza is likewise used more by 
iMdaviduals who are neither young adults; nor; senior 
citizens. Individuals in this category. would again 
most likely be those with growing children.) Given 
Porm OLUNer data. then, dithdis note too! far fetched to 
Suggest that plaza shopping is more "family oriented" 
_than that carried out in the CBD. 


By Way Of «contrast, in’ terms of actual use, the central 
bocwness district atiracts «more recent. residentsito 
Guelph as well as those who have been here for a 
substantial number of years. In addition, more elderly 
citizens show a tendency to actually use downtown 
Eecisattes., Shs suse.pattern parallels: the previously 
noted preference of similar groups for shopping in the 
GBD 


Despite these differences in shopping preferences and 
pracelces. virtually similar proportions of residents 

of all areas in Guelph use the downtown area for 
comparison shopping and entertainment. Such is not the 
Case with convenience shopping. In general, the further 
Eaewindaividual Lives from the core, the less likely 
pemoOweche wilh use core facilities for food, drugs and 
eo on, in remote areas. the plaza is the centre for 


convenience shopping. 
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In light of the evidence, it seems as though three 
conclusions and one observation can be drawn about actual 
use and potential planning of the Guelph central business 


Gps yenGre 


First, distance from the downtown core has some 
consequences for its use. Those living in more remote 
areas of the city may use the CBD for comparison 
shopping and entertainment purposes, but not necessarily 


for convenience shopping. 


Seconda, there ts @ social dimension to, the use oF stne 

CBD. Plaza shopping, it was suggested, is perhaps more 
‘fami Ly oriented’ “than shopping in the “core. by conewacc. 
there is a slight tendency for those who have not yet 
started a family, and for those whose families have 

grown up, to regard core facilities as adequate and to 
actually use them. 


Third, these patterns may be true for Guelph but not 
necessarily for centres of a different, size with 
different patterns of historical development. 


Past .or sali, the Vexvent town ch, mlanning Win lee munen: 
facilitate, deter or ignore these behavioural tendencies 
Will be determined by the values of planners, councils 

and other groups, the power of particular groups in the 
city, and the economic feasibility of particular policies. 
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5. FUTURE DEVELOPMENTS 


From the point of view of both planners and those 
concerned with citizen participation in policy making, 
imais %S perhaps the most important section of the report. 
Reis a1S0 Une Most Statistically complicated. It was 
necessary to find underlying attitude syndromes or 
Orientations on the part of sample respondents about 
future CBD developments and to relate these to socio- 
Mecgrcnhicdietactors. In carrying out this operation 
little guidance was provided by existing literature on 
urban environments. Despite these difficulties, this 
is the most easily discussed and straightforward part 
of the report. 


Clearly, if each of the questions regarding the CBD are 
assessed individually (see appendix B) certain 
preferences are evident. For example, most respondents 
feel that significant landmarks should be protected 

and that the city should be provided with a new civic 
centre. Approaching the data in this simple fashion, 
However. does not give.ahy indication of the extent to 
which opinions expressed on any one question may be 
indicative of underlying orientations to the development 
of the CBD. 
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For those responding to the questionnaire, however, 
three attitude syndromes can be identified through the 
metnod OF ehactok, olay Ss ns. 


The first of these can be called an overall attitude 
of “unrestricted growth" for the Guelph CBD. 


The second is an overall “pedestrian" orientation to 


developments in the core. 


Thesthird ts one: stressing ssrenab i litabionmand 


improvement" of the central business district. 


Individuals with the first of these orientations believe. 
by and large, that the downtown area should be given 
over to some large high-rise buildings and that 
residential and commercial buildings should exist side 
by side. In addition, there is an overall belivert sthat 
Tandmarks, slaikereene Church: of Our ladys -aremniost 
necessarily worth preserving, nor, for that matter, are 
the existing stone buildings along Wyndham Street. 
Moreover, individuals with this orientation have little 
COM COM gWaselio Nee DO Vis TOM LO CUCU al) ecu telinbeie ome 

DUD LG transportation, ahd recreational: facil tiesamin 
the downtown area. 


Imose With the “pedestrian orientation’ are «signi canny 
ditferent fram this first, group. © They are concerned 

with the provision of cultural facilities and recreational 
Pacimities ss) Lhey-are not necessarily. in favour wor 
high-rise developments in the core area. Their most 
Cistinouushing characteris tac. however, is their concern 
with development of the core as a "people place" and 
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they would like to see places like St. George's square 
turned over to pedestrian use. They also favour the 
development of walkways and parks along the Speed River. 
Also, individuals with this orientation would like to see 
the core split into smaller shopping areas like the 
Courtyard. 


Individuals with the third orientation are most easily 
identified by their concern with the preservation of 
Guelph's past. They believe that stone building FYOINES 
Should be preserved as a matter of high priority and that 
restoration of upper-story windows will significantly 
improve the appearance of the CBD. In addition, these 
individuals are concerned with the preservation of 
existing landmarks. 


At the same time, they are opposed to reserving part of 
the downtown to buildings of 10 stories and over and 
believe that three or four stories should be the maximum 
neigne allowed. In short, they favour: some core 
development but not at the cost of Guelph's past as 
expressed in certain buildings and architectural forms. 


Of the three orientations, the last 1s. the most 

Bprevalene.) “in addition, individuals with thts orientation 
are not opposed to the types of developments associated 
with the pedestrian orientation and vice versa. 


By way of contrast, the "unrestricted growth" orientation 
correlates negatively with both the "pedestrian" and 


"rehabilitation and improvement" syndrome. 


Cfearly, those with these latter two orientations are 
closer to each other than to those with the "unrestricted 


growth" tendencies. 
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It is important to note that results of step-wise 
regression analysis indicate that none Of sther Dilecsies 
described are the prerogative of particular groups resident 
in Gueloh. “Individuals With these orientations scan be 
found in all occupational, sex, age, etc. groups within 

the city. In addition, little variation 1s relavedstageie 
extent to which CBD facilities are used or to where the 


iiadivecaval wanVeElS eth? sone Canty es 


This batter pom vs) worth empihas zane el ne wine Varo us 

Sections 1t was found that How Indl viduals: Gets toma Gell sc 

the CBD was related to social and geographical factors. 

But in terms of orientations toward development of the 

CBD, attitudes cut across social and geographical boundaries. 


By way of summary to this section three simple points 

Can be Made in light of the preceding informations sby ss 
ehere are three distinct orrentattvons that residen tsar 
Guelph have regarding future developments in the CBD. 

One emphasizes unrestricted growth, one emphasizes 
‘pedestrian’ developments, while one stresses rehabilitation 
as well aS improvements. Second, the latter two of these 
orientations are positively related to one another and 
heaqCatively enehated to the “first... Thad. sallliiethmec 
OpTenvations cut across social and geographical 

boundanTess “The implications sof these andy others fimanmnas 
Within Cord tSCus Sed nmi hemnextsseot kon. 
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6. IMPLICATIONS OF THE STUDY 


The implications of the information in the foregoing 
pages are many but for the sake of convenience can be 
Giyadedeinto: "1) planning implications, 
eniiconsistencies in the data and 3)" the extent to 
Ufeciueunis LYPe Of Undertaking facilitates citizen 
Dartcrcivation rh ‘the planning process. 


1) Planning Implications 


timrsomclear thaty bDY¥Y~-and large, citizens of Guelph 
prefer an approach to change in the CBD that would 
emphasize rehabilitation of worthwhile buildings as 
well as other improvements. This preference, it was 
noted, was also consistent with an emphasis on a 


"pedestrian" orientation to development. 


bE these desires are: to be ‘taken seriously it would 
appear that any plan for core improvement must have 
Bieseucons?derativons as its «guiding iprinciple provided 
trapetne needs of current core residents are kept in 


mind. 


ieiseanteresting to-note that ‘the discussion paper 
formerly prepared by the Guelph Department of Planning 
and Development is not inconsistent with citizen 


preferences as expressed in the survey. 
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The features of the paper that most obviously parallel 
the empirical preferences of Guelph residents are 
contained in the following clauses. The complete text 


of the paper can be found in appendix F 


2. Sthat Vand Use. regulations. MUS tatiny ctu 
preservation, rehabilitation or redevelopment 
of the downtown, according to their existing | 
CONG] LiONS a) COMPALTO I 1} ty. ins eOrTe .0n 

anchteec. lund eS) Ohinen cancer 


6c. TMhesdistimetive eand Nis FOr cap uiadimGs 
should be accentuated through preservation and 
rehabilitation with the objective of retaining 
the unique character of Guelph. 


4. That redevelopment in the form of new 
buildings should be encouraged in harmony 

with the preserved or rehabilitated historic 
buitdings and that) the urban design concept 

for the. CBD showld make provision for this 
co-existence of old and new development thereby 
Showing Guelph to be both progressive and 
SeUStpieVies ic Opel Sans CO rd C@ Nims t. 


Gar thatthe Church of Ouritkady andathesssquaress 
ought to be developed in a manner that will give 
focus to the surrounding development and full 
advantage should be taken of these gifts from 

the past to improve the environment in the 

CBD and to make Guelph more distinctive and 
attractive for many generations to come. 


10s that) a pleasant, *formally-recognized «system 
of pedestrian walkways and shopping malls 
Spice our Oni ginal blocks anto smal ler 
DLeces Would greatly increase the area im awhich 
retail business could thrive and would decrease 
the shopper's inconvenience in getting from 
Store tO estore OF Parking: 1ot to store. 


lez. That uses which will be frequented by the 
pedestrian general public should be held within 
ine’ Ring Road system. .. 


‘ | 


14. That it is desirable to acquire access to the 
Speed River banks for the general public and to 
beautify the land acquired and link it to. larger 
pedestrian-oriented open spaces, such as Royal 
City Park and Priory Square, wherever possible. 


Overall, there is perhaps only one clause that may not 
be compatible with the empirical analysis -- the clause 
Suggesting that apartments be located around the 
perimeter Of heCBD 


13. That a greater number of apartment units and 
offices located around the perimeter of the CBD, 
both inside and outside of the Ring Road, is 
desirable due to the activity which would be 
generated in the CBD as a result of their presence. 


It was clear from the empirical data that high-rise 
apartments, over three or four stories, were not seen 
as a desirable development by those with the prevalent 
attitude syndrome regarding CBD development. Apart 
from this, both the underlying principle and clauses 
of the discussion paper are compatible with majority 
preferences. More specific proposals regarding 
Plieementof parking lots,’ bualdings, etc. , should be 
individually considered with the findings of this 
report in mind. 


lt mustpbe stressed that this need not have been the 
case. There could have been a major divergence of 
opinion between planning proposals and empirical 
preferences. If this had occurred two logical 


options would have been available to planners. 
First, they could simply have changed their principles 


regarding core development to make them compatible 


Wit ecitizen preferences. 
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Second, they could have disregarded citizens’ 


Drererences:, 


This second alternative is not a desirable one. Still, 

the possibility exists that empirical preferences could 

have been completely impractical from social, economic, 

ecokogical of political poines of View.) BEORtCUNa Leila 
Guelph. planners can now act on the basiss on scomplere 


information regarding the centre city. 


lt should also be stressed that a municipal scovernven: 
need not have a discussion paper similar to Guelph's 
before embarking on a project of this nature. Directions 
for such a paper could actually come from an analysis 

of citizen preferences. The reason Guelph had a 
discussion paper before embarking on an empirical analysis 


of citizen preferences was outlined earlier. 
2). Inconsistencies in- the Data 


While it is clear that proposals for core development 

do not conflict with citizen preferences for development, 
there is some difficulty arising from the way in which 
residents reach the core. 


Earlier it was pointed out that the majority of Guelph 
resi dentsawi ll probably continue ton use therm aca cami 
GainanGgeaccess to whe Gentrervcity.  dnraddits onesrhe 
WajOrhty Ot citizens are revuctant: Lowus.e vamsiutG herbs 
from peripheral parking areas. 


This preference for the car and downtown parking is 
somewhat at variance with a "pedestrian" orientation 
that positively correlated with the dominant 
‘rehabilitation and improvement' syndrome. It is here, 
perhaps, that planners must clearly act as co-ordinators 
of interests and preferences. 
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On the one hand, Guelph residents want a certain type 

eg coresdevelopment. On the other: hand, they do not 
seem to be willing to do without certain privileges 

-- like downtown parking -- to realize these goals. 

In this case, then, Guelph residents themselves appear 
tOpvpesuncertain aS to theiy priorities. 1t is therefore 
up to planners, in one way or another, to attempt to 
besoive this apparent inconsistency. 


Jmeeeloizenararcicipation 


It can be argued for a number of reasons that the type 
of survey carried out by the City of Guelph is the 
most efficacious way of involving citizens in the 
planning process. 


First, it allowed far greater numbers than any other 
type of forum to have their voices heard. The 
proportion who responded to the questionnaire under 
discussion, for example, was larger than the average 
purnouUL or municipal elections. in a number of Canadian 
cities -- including Guelph. 


Second, it allowed individuals to respond to a great 
number of concerns they might have. In a public 
meeting, for example, residents would simply not be 
able to make themselves heard on as many issues as 


provided by the questionnaire. 


Third, the questionnaire is more convenient for urban 
respaents. It does not require that they present 
themselves at a certain place at a certain time in 
order to speak out on important points. They can 
respond in the comfort of their homes. In addition, 
many people simply feel intimidated when it comes 

to speaking before large audiences. The questionnaire 


also avoids this problem. 
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Fourth, the survey method ensures that a cross-section of 
citizen opinions will be recorded -= not gust those oT 
groups who may have a particular interest Th CN VSsO% etree 


BOWE CYMCe CLS Ol. 


It is not suggested, however, that the survey method should 
supplant other forms of citizen Input in thes lannung 
process: surveys, public meetings and drop-in centres can 
co-exist. Nor is it suggested that the survey method is 
fooloroof. For one thing, lt cannot readn ly wp rOVvaGesu me 
important type of material provided by an analysis of 
census data: very Important social conditions were 
revealed by this method that may have consequences for 
planning. For another thing, it may lead people to give 
opinions on issues about which they may be relatively 
Unintormed, =But so-do democratic ellecturonse 


Another divtficulty with the: survey method es.” Gita usa. 

iS costly. Fortunately, iv-Guelph, Virtually sal Geom eune 
labour that went into its successful completion was 
provided on a volunteer basis. Had this not been the 
Casey the cost tothe ‘calty;, for sampling. datascomvecuron 
and processing would have been in the thousands. Still, 
given the importance of sound planning, and the 
consequences of planning for generations to come. tnts 

UST pennaps sd Stal he price tompeay:. 
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RECOMMENDATIONS 


The recommendations outlined below are exclusively those 
of the author of the report. 


1) Prior to the implementation of any scheme for 
change of the Guelph CBD, serious consideration 
Should be given to the consequences of the scheme 
Tor seb eresidents.. Plans for the CBD should take 
mcO account, Doth the social and housing needs of 


current residents. 


2) Further attention should be given to the general 
discussione paper of l972-as, in general, amosit 
proposals are consistent with the preferences of 
Guelph residents. As certain aspects of the 
paper are inconsistent with preferences, they 
should be deleted or modified. 


3) Given the predominant "rehabilitation and 
improvement" sentiment, and the relative architectural 
Unity of the CBD, an Architectural Review Board 
should be established to advise on the extent to 
which proposed developments are consistent with 


existing. drchitectural. forms. 
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APPENDIX A 
CENSUS TABLES 


CENSUS TABLES 


All information presented in the following tables 
was obtained from the 1941, 1951, 1961, 1966 and 
1971 censuses of Canada. The first set of tables 
provides information on the population of Guelph 
per se. In remaining tables, comparisons are made 
between different areas within the city. 


The comparisons are restricted to developments 
occurring between 1961 and 1971 as information on 
Eee basiswot Census tracts 1S NOtaaval lable prior 
COPIS/ I. SrOor this study, 1961 enumeration areas 
were combined to conform with 1971 tract boundaries. 
While information on all relevant variables could 
not be obtained in this fashion, the procedure did 
facilitate some understanding of trends over a 
ten-year period. 


ijmaunumbey of cases..tables do not total. 1002. 
iMitjceucedaue to imconsistencies in census data. itself. 
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CENSUS TRACTS GUELPH SECTEURS DE RECENSEMENT 


feen|S 


Koth 


LEGEND — LEGENDE 


CT 6 = CBD 


Cileatomins 


STREETS RUES 


SCALE—ECHELLE 


"fo fo) "Jo \ 
IN MILES ————— ENEMIES 
IN KILOMETRES i EN KILOMETRES 
Vo oO "fo | 


CENSUS OF CANADA, 1971 RECENSEMEN » DOC ior meen 
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TABLE 1] 


Urban Population Growth and Change* 


1941 1951 1961 
Canada Oigcae «416% Lee Meee 11,068,848 
Ontario CS IO COS Ca so sme aat 6) 3620, 736 
Guelph Conk 2h 7300 39.336 
1941-51 1951-61 1961-71 
Canada Yard ea 9 39. 39% 48.26% 
Ontario aS OF peed Pins Weeran 8 
Guelph Piao 7 45.47 50.84 
* All absolute figures are expressed in terms of 


Getimtcrons used tm cemsuses prior to 1951), 
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ro 


16,410,785 
6,343,680 
60,2 10 


VARIES az 


Religious Denomination By Census Year 


Denomination 1941 1951 196] Toa 


Anglican 2029S 22.20% 15.98% 1525 Gc. 
Rapier st Die 505 3 OY, 4.14 
Greek Orthodox ORC, 0.42 Oras) Orerien 
Salvation Army Oz Pad2 OZ ORteic 
Jewish Oe 74 OSHS QE UG 
Lutheran } ate [Pate ZemleS CuO? 
Pentecostal OF aU Gis ae) 0.44 0.54 
Presbyterian ie (S) Poao4 ee O6 [Eins 
Roman Catholic 24.34 AO e0i/ OTe 34.09 
Ukrainian: Cat hol 1¢ 0.24 Oa ORAS ORES 
United Church (A eE Ns 24.99 20.48 Meh, 7Le 
Other lo ene Wire 0) Ce 
No Religion Oe al 0200 O00 520 
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Ethnicity 1941 1951 1961 1971] 
Bra cisn Total 192230 TOPCO U 67.45% G7. Sue 
Male Siecl S5400 Bootes Seu o0 
Female 41.96 BO ae Sone. S Te oF a 
German Total Die 6.24 7.46 6.90 
Male Pte Sey, 8203 BaD 
Female ZnO Bch Saieye: ae 45 
French Lota sem fe Cae 52-30 BiwoU 
Male 125 0764 TO 1.74 
Female 1.49 1236 i ae 1.56 
Hungarian Total OS 0.41 0.90 Oey 
Male 0352 O24 O54 ieee 
Female Ee 3 OTe, 0.39 Shae he 
Italian Total bre OD 6.64 Vo 239 HO =3. 1 
Male 2.94 oie! Si ets) 5.39 
Female Cri sae 501 4.92 
Jewish Total Oe yey. G53 0244 Oa ee 
Male Ouasic Oe29 az O42 
Female i239 Os24 0,20 G30 
Netherland Tove EeOo BeG9 ean 2eos 
Male Gr5.0 0.49 1.54 P4535 
Female om O60 Peay 1.40 
Polish Total bees 1/76 TaN) Oars 
Male 0.96 e081 ako: 0.91 
Female 0.82 Oe Wes He@! Cece 
Ukrainian Total Oia 05:34 Ord 0235 
Male 0.30 0.39 0.41 0. 42 
Female Oy, 0.42 0.40 O%.43 
Other Europe Total 1.55 181 onda 1.35 
Male 0.84 0.94 Leary, O67 
Female eel Oey, 1.54 0.68 
ASTatic LO Lean Or4 1 O25 Oearay | 0.61 
Male O25 0.16 0.11 Gorse 
Female Oras 0.09 OO 0.29 
Other Races’ Total ORS lao 1.89 Orie 
Male Oey G35 0.88 176 
Female 0 Be 11.00 een eens 


Ethnic Populations 
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TABLE 3 


TABLE 4 


4 


Population by Occupation 


Occupation Category* 1941 195] 1961 1971 
Managerial SyovA 8225 Tees) 4.19 
Professional/tech. 4.07 9.34 Was ils, islee O71 
Clerical 9.20 ieesZ loa 15.46 
Sales oy Ih | Tete 1 hone) 9.66 
Service & Recreation Gears {O28 Or lelhicie.s: 
Transportation & 4.37 Gia 4.42 
Communication 

Farnens -<dnderarm les 3 Oma 3 yO 355) 

Workers ) 

ie. ) 1.49 

Logging/Fishing/Hunting 0.00 -- -- 
Mining Quarrying 202 . 06 0G me) 

Ceatta In adusitrtdicn ana ee IEG) 38.69 Si ae.0 

related workers 
Labourers (266 oe oy) 4.88 O30 
Not Stated ORs 0.60 Heenan’) 


ws 1961 definition 
Given changing: definitions, it was impossible to class ity 
a great number “of 971 occupations using, tormer deranmionee 
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TABLE 5 


Occupied Dwelling by Type, Tenure and Length of Occupancy 


Type 1941 1951 1961 OTs 
Single Detached 68.54% Steuer. IO457% 61.95% 
Single Attached 10.99 AES 9.48 8.42 
Apartment or Flats 19289 19.70 19.94 29% 62 
Tenure 

Owner cb eel 60.80 LOE 6S 62.98 
Tenants D4 nos 39 R21 29.34 Sie 


Heng. oi JOecupancy 


ey 
Less than 1 year = Weise 5935 21.50 
i 2 vears a 15.05 16.93 17203 
cc 
e255 years = 38.14 1o793 15.06 
6 - 10 years a 30.89 19.65 15463 
jae 
10 yearst < Tei eGo awe Sa 
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TABLE 6 


Lotal Population by Marital Status - 1971 


] 49.57% 48.72% Lave 
2 Uo 28) 50.35 4.07 
3 SHON, fond) 44.62 4.88 
4 52.40 46.40 Le2Zo 
5 Ameo Qe A200 
6 46.30 42.96 10.74 
7 45.49 46.66 Loo 
8 44.15 505700 Sree 
9 42.31 54.07 She (i 
iO 46.99 SAU Mane, Toul 
| 45.60 46.29 shed 
2 f5735 46.85 Teo 
13 47.67 90.00 2.05 
APs Saliyca Cuts 47.24% 47.92% 4.83% 
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Pabour ss Orces by. C lassen Worker - 1971 


Census Tracts Wage: Earners Self Employed 


1 94.92% 3). 81% 
2 93542 5.00 
3 95.47 3.88 
4 94.59 3.99 
5 95.34 3101 
6 96.18 2229 
7 94.82 ao lis! 
8 Obi Syl 2-68 
g 96.25 2EaTeS 
10 95.67 3.95 
1] 94.78 4.71] 
12 95.18 A 
iis 95.22 Shey 
Almera ts 95.10% S783 
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TABLES 


Highest .e Verlmo fe Schoo mn amn owe 


5 yrs. of age and over) 


Less than Some Univ. 
Census. lia COS GY sag Giggs nO Gis eel eee Cmlie Univ. Degrees 
1 Si oe 18.65% 1.67% 20.69% 8.93% 12.549 
2 31.46 14.61 7.49 oOmmne 9.49 16.35 
3 58.04 22.04 6.49 8.44 3.29 1.69 
4 45.52 18.41 Pe Bi) 18.41 5.04 4.75 
5 44.82 20m] OG ME Me 5.00 4.85 
6 45.63 24021 4.37 libeeoal es 6.35 
7 42.02 AVY AS 7235 16.91 6.49 5.83 
8 46.44 2s 7.95 16n53 5 2 2.55 
9 30.29 19.43 9.14 26.48 5a 8.95 
10 obo Dey Ne) 8.38 20.89 6.10 6.00 
11 37.08 21.55 8.84 22054 4.2] 5.70 
2 Seca T) 19.39 8.05 22.99 5.19 5. 6m 
ike 38.87 19.93 9.08 Zee bie 2 5.09 
All Tracts 40.96% 20.32% 7.78% 18.98% 5.71% 6.25% 
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TABLE: 12 


Occupied Dwelling by Length of Occupancy = 1971 


Less than 

Census Tracts tay es Ley Css S205 VSS Gal yrs. A10toyrs, 
] 28.00% 22.00% SOU LO 22.00% 

a 19.00 15300 14.00 212.00 32.00 

3 bore00 14.00 Hie60 hn 0 47.00 

4 20.00 30700 29.00 9.00 4.00 

5 16.00 11.00 14.00 18.00 41.00 

6 20 00 Teo 15500 200 2%. 90 

if 2100 15200 1400 18.00 ooo 

8 18.00 Te oO 8.00 100 48.00 

9 29.00 24.00 20.00 16200 1.25.00 

10 Stx00 24.00 18.00 hitA00 14.00 

1] 19.00 14.00 1320.6 14.00 41.00 

12 1oe00 14.00 16.00 19.00 34.00 

13 17200 24.00 14.00 18.00 ar 00 
All Tracts (ag aire Oy! T7052 150% Loo) Steg: 
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PABER bs 


Occupied Dwellings D Yah nUneni steal 2i7al 


Census Tracts Owner-Occupied Tenant-Occupied 


1 SEAM Oe ZO 3 ar 
2 Vice orl AIBN 
3 66763 S82 
a Oa 0 38.43 
5 (Ae OS Cogs bi 
6 ha oS 8450 
] Sie OS 48.95 
8 11.43 Adee: 
9 Udey ASI) 54.01 
10 2.6.1 47.19 
i 65.7.5 3425 
12 64.85 35 aS 
irs 76.40 eohee ch 
MU Marre 62.98% 37.027 
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TABLE 14 


Occupied Dwellings by Type. = 1971 


Single Single Apartment 
Census Tracts Detached Attached (Flats 
] [Pap ffew Vota Veer s 
2 74.8] Cuda) 22.48 
3 70.45 11436 T7meo 
4 64.63 ed eA! (age Si: 
5 76.04 A 16 res OW e 
6 iceeles 13.64 TWh 
i al 53 155,53 42.89 
8 CRAs) a Od Cad ed Wee 
9 Asoc TleeG 44.92 
10 45.94 Picos Waa Be) 
ie 64.00 eee 30.00 
V2 boro Spr SUR Le 
[Ps Heo ao Tego: itsieny ee 
All Tracts 61.95% 8.42% Co bie. 
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TABLE 15 


Jccup red Dwelling by Period of COnsS tiuciul Olea oral 


Census Tracts Before 1946 After 1960 
1 18.71% Seo 
2 JO ees ts) 
3 94.94 Se O6 
4 Bites Oeior 
5 Soha Se 36.4] 
6 So) 20 Ones 
i 87.14 UZ eee) 
8 80.49 shes) | 
9 Tired ee Tl 
10 1332 D203 
Ih 83.210 T6r.9/0 
ii a3 ee 5 Ord 
13 4.65 2 ag, Oe 

All Tracts 5 2S 47.19% 
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TABLE 16 


Families by Number of Children - 197] 


Census Tracts 0 ] @ 3-4 oe 
] 26.74% 20R 35% 26055167 22.09% 4.65% 
2 34.70 ae | 23.74 24.00 3.20 
5 Cae 27 Ziecg lig eviews 19.81 7.60 
4 iRe kesteyie COR36 rag es S40 Zo sa4 Fr 
S 28.90 Z0E-9'6 FAN es Ak) aera eb syacks 
6 46.43 Zim OY, 12550 Ose ral 50 
7 40.22 19.93 18.45 10% 947, 4.80 
8 36.84 24.81 eeeze9 T7529 4 4 
9 38.96 Z Ora (at A bee: 15253 LO) 
10 neh 6 Beye Ors: Chad 5 18.96 3205 
i Ie 00 23.64 User, T6609 4.79 
12 32.64 21.34 Lee O ZOO Say, 
is: aa at A oon O ke 2 row 23.44 Sel 
ne LY acts S183 oVei le 21.74% 20.01% 4.62% 
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TABLE 17 


Childrens in Families. by age — 1971 


Census sivaces Under 6 6-14 15-18 19-24 


1 25.59% 45.45% 18. 86% 10.10% 
2 23333 46.97 17.58 12% 2 
3 26.79 47.58 15.01 10.62 
4 34.58 48.90 10.79 De ie 
5 2s Sy Me yi wes 12.99 
6 28.79 34.85 19.70 WO Gy 
i 26.33 44.68 Viee2 ely 
8 22.99 45.45 19.25 12.30 
) 28.50 48.00 5 0 9.00 
10 33370 44,35 (oe 8.04 
ih 23.45 43.91 18.39 14.25 
2 21.68 47.15 192 24 Leo 
13 DS ao4 ooo 16.67 8.45 
aia cits 26.44% 46.43% 16.55% 10.58% 
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SAMPLING AND FREQUENCY DISTRIBUTIONS. 


The sample that provides information for the remaining 
tables derives from a mail-out survey of 5,000 Guelph 
residents. carried out in January 1974. Individuals 
included in the sample were chosen from November 1972 
feceral voters lists for the city of, Guelph. 


Because of the 13-month gap between compilation of 

tte voters’ lasts and, the sample selection, 519 
questionnaires were returned unopened which means, 
10.38% of individuals chosen for the sample had moved. 
There is no way of knowing whether these people 
remained in Guelph or moved elsewhere. 


The way in which the sample was chosen puts obvious 
limitations on the types of inferences that can be 

made from survey data. Most importantly, generalizations 
apply only to those who were eligible to vote in the 

1972 federal election and had resided in the same place 
Since that date. 


Further limitations are imposed by the response rate 

of 1,721. Excluding the 519 questionnaires unopened 

and returned, the overall response rate was 

1721/(5000 - 519) or 38.41%. More important than the 
actual response rate however, is the extent to which returns 
can be judged representative of individuals eligible 

to vote in the 1972 federal election. 


One way of determining the extent to which a sample is 
representative of a population is to compare Sample 
characteristics with population characteristics and, in 
this case, it was possible to compare age characteristics 
of sample respondents with census materials collected 


in the previous year (1971). 
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Unfortunately, there was not a complete correspondence 
between census categories and questionnaire categories. 
Strib. f the quest ronnalre: divisi0ns are sUSe@dsasecd 

basis of comparison, there is a high degree of 
correspondence -- overlaps and time lags notwithstanding. 
Indeed, the three-year time lag itself may be responsible 


for observed discrepancies. 


Although it was not possible to compare other variables, 
on the basis of the comparison made it is fairly 

safe to conclude that survey data collected is reasonably 
representative of Guelph residents eligible to vote 

in the 1972 federal election. 


Excluded, then, are those under 18 in 1972 and those who 
are neither Canadian citizens nor British subjects, and 
do not have the vote. All others are represented in 

the sample. 


714 


GUELPH CENTRAL BUSINESS DISTRICT 


The following statements and questions refer to some aspects of the Long Range development of the Central 
Business District of Guelph, referred to as the C.B.D. 


Please indicate to what extent you agree or disagree with each statement by checking the appropriate box. 
If you have reservations and wish to comment further, please do s0 in addition to checking the most appropriate 


response. 


The C.B.D. (Central Business District) is defined as that area bounded by Dublin Street on the west, London 
Road on the north, and the Speed River on the east and south. 


Strongly No Strongly 
Agree Agree Opinion Disagree Disagree 


1. The C.N.R. crossing of Wyndham Street poses a 
" - * t * Fi 2 
psychological or physical barrier to the southerly 
extension of the C.B.D. (Central Business District). 15.8 35.3 12.1 30.9 758 


ee ny 


If you have reservations, please comment: 


2. The area adjacent to Guelph Public Library should be 
reserved for development of cultural facilities for 
the people of Guelph (museums, music halls, Dow 
theatres, etc.). 23.4 A Sie) bee 70 4.6 


If you have reservations, please comment: 


3. Am area of land at the junction of the Speed and Framosa 
Rivers should be reserved as one possible site for a 
Guelph Cultural/Convention Centre to be considered along 


with other possible sites either within or without the 
C.B.D. 16.4 48.4 Zee hese: Aves 
If you nave reservations, please comment: 
4, Additional pedestrian walkways and shopping malls 
should split the original city blocks into smaller 
shopping areas. (i.e. like the Court Yard). 11.0 29.1 12.0 36.2 1l.2 
If you have reservations, please comment: 
5. Construction in the C.B.D-. should be limited to low 
rise buildings which should not exceed three or four Disa) EVA ae owner @: wae) TF 
stories in height. 
If you have reservations, please comment: 
6. Through traffic interferes with the use and/or 
enjoyment of the C.B.D. and should be 
excluded (i.e. along Wyndham near St. George's 18.2 29.7 7.8 cca ra | 


Square). 


If you have reservations, please comment: 
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LO. 


Strongly 
Agree Agree 
Greater emphasis should be placed on the provision 
of public transportation (i.e. buses, etc.) and so 
lessen the need for increased provision for private 32.0 38.0 
vehicle transportation and parking. ‘ 
If you have reservations, please comment: 
The existence of more adequate parking facilities 
would increase the emount of shopping which I do in 25.7 Sons 
the Central Business District. 
If you have reservations, please comment: 
I give preference to stores which participate in the ite. S F200 
free parking program on municipal lots. ‘ 
If you have reservations, please comment: 
Would you be prepared to park on the 
periphery of the C.B.D. and use a shuttle bus 
from the parking ares to the shopping area? Yes OO No 


Of the factors listed below check ( ) the four which 
you feel detract most from the €.B.D. of Guelph. 


a. Pedestrian conditions Sine 
b. Traffic congestion Asie, 
ec. Distance to off-street parking 33.8 
d. Bus service ALi. @ 
e. Lack of washroom facilities 65,0 
f. Lack of Variety stores D9 
gz Lack of Department stores BAG 
h. Building conditions DiGune 
1. Visual appearance of store fronts SS 
j. On-street parking on Wyndham St. 19.6 
k. Other (Please specify). Dee ul, 


Check ( ) the most appropriate option for each of 
questions A, B. and C. 


Question A Qwest von. 


Where do you most Where do you mos 
frequently shop for frequently 
convenience goods and comparisen 
services? (i.e. food & clothes, sh 


sundries, drugs, banking)appliances, 


a. The Guelph C.B.D. 2A 5a aL 
b. Shopping plazas and facilities Sera a eke 

outside the C.B.D. in Guelph Soles Ges 
c. Kitchener-Waterloo Eee) a) 
d. Hamilton Q.5 Ee Reet 
e. Toronto 0.8 awe 
f. Other (Please specify) 0ne4 mG eae 
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No 
Opinion 


Strongly 


Disagree Disagree 
LF « PMAAS) 
BAS, AS) Broce 
S49 54 

> LOL sae Aime 


13. 


1h. 


Ds 


ine 


17. 


18. 


( 
Ww 
' 


Strongly No Strongly 
Agree Agree Opinion Disagree Disagree 

I can purchase the goods and services I want 

tebeicie bp. Dane S56 6.6 BiGis 2 deo) 

If you have reservations, please comment: 

Do you prefer shopping in plazas rather than in 

downtown Guelph with its existing facilities? Yes 64.6 No 30.6 

a. Why do you prefer this (these) shopping 

facility(ies)? 
How do you usually travel to the C.B.D. of 
Guelph? 
BD 

walk 

bicycle OrZ 

car 64.4 

bus 10.4 

other (Please specify) 11.3 

How would you prefer to travel to the €.B.D. of 

Guelph if you had a choice? 

rae LO cel: 

bicycle AS 

car 53} 516) 

bus ieORe! 5.9 

other (Please specify) o 

Why do you prefer the mode of travel indicated? 

Construction in the C.B.D. should include some 

per centage of highrise buildings of 10 or 12 stories 

If you have reservations, please comment: 

High rise construction in the C.B.D. should be for 

mixed use purposes (i.e. for business offices, 

residential apartments for single, young married 

aac people with commercial malls at street 18.2 LOOF Til AI) | Sen Ko) 

If you have reservations, please comment: 

It is important that views of significant landmarks 

(such as the view of the Church of Our Lady) de 

protected. That is, future construction should not 

be permitted to block such views from strategic AO 53 3 597 6.6 60 segs: 


locations. ation Ten. 


If you have reservations, please comment: 
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ale 


Strongly No Strongly 
Agree Agree Opinion Disagree Disagree 


St. George's Square should be developed as an open 
"people place” (primarily for use by pedestrians 
for their relaxation and/or outdoor social Bl 32.6 TOM FONG B39 


activity). eS eee Eottonc a soe ns a Se 


If you have reservations, please comment: 


The area along the Speed River should be developed 
for walkways, parks and people places with adjacent 46.7 45.4 4.8 2.0 O29 
community social and recreational centre facilities. 


If you have reservations, please comment: 


The existing stone building fronts along Wyndham Street 9547 9 eve TS) 153.09 Ley, a! Greek 
should be preserved as a matter of high priority. B 


If you have reservations, please comment: 


The restoration of existing upper story windows (i.e. 
those presently boarded up or undraped, ete.) will 58.0 34.3 SE Ao. Pee) 6 
significantly improve the appearance of the C.B.D. 


If you have reservations, please comment: 


Some of the costs of restoration to the stone litera 7) 200.8 14.0 2420 FOS 
buildings referred to in statements 22 and 23 ; z . 
should be paid for out of the municipal budget. 


If you have reservations, please comment: 


The provision of better hotel accommodations 44,4 Soe) 13.5 6.3 nies 28) 
in the C.B.D. is of high importance. 


If you have reservations, please comment: 


a) Have you personally experienced a need for 
better hotel accommodations in the C.B.D? Yeg3 30.6 No 65.4 Comment: 


The Guelph municipal bus transfer point should be 

relocated from St. George's Square. 16.4 17.8 17.9 ees ie 
Do you have specific suggestions? If so, please 

comment: 
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Strongly 


Agree Agree 


27. There is need for an adequate hostel and 
recreation facility for youth in the C.B.D. 
Gye. iike Y.M.C.A.,) Lon 5 Cie) 
If you have reservations, please comment: 
oo 
The map below divides the City of Guelph into 13 
areas designated by number. Please study the map 
and determine the location of your home and place 
of work. 
28. Indicate the number of the area corresponding to 
the part of Guelph in which you normally reside 
29. Indicate the number of the area in which you are 
normally employed (i.e. work, school, etc.) 
Area Residence 
ib nse 
2 SENS) 
3 Sins 
4 LO Wes: 
3 
5 ce ree. Fa 
a 
6 75 
7 Bare 
8 iS) ate: 
~) Oe, 
10 IRS =: 
=x 
Li 16 © 
2 z 
,o) 
12 23 2 g 
(rv) Ww 
rd 
13 4.0. fs 
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N 


oO 
Opinion 


Disagree 


Strongly 
Disagree 


Bi. 2 


—_ 


Employment 


DOES SS) 
4.8 
335 
Sal 
Diets 
Chet 1S) 

ee eS 
Ce 
o29 

nes ey AG; 

4.9 
Bir, S) 
Det 


=62 


Indicate your approximate age by circling the appropriate age groun below: 


a) 20 and under S70) ale Uy Geto, Bia], TIMOR 

bh) 2ievores Ord! H) 5iptois | LO. 2 

ec) 26 to 30 oa HO Se vo. 6o Bisel 

d) Sietoy35 10.0 3) 61 to 65 ae) 

e) 36 to 40 p/ire x) 66 to 79 Sheed: 

f) 41 to 45 10.8 1) 80 and above 3-8 

What is your sex? male 45.4 female Peal 

What is your present marital status? single 13.5 married 76.8 other (please specify) se 


Indicate your present occupation by circling the most appropriate category listed below. 
a) housewife PRT! 8 


b) student Bh 6: 

ce) professor/teacher Des. O 

d) businessman 6.4 

e) industrial manager oh) 

f) industrial employee dh exck 

&) clerical/secretarial 9.6 

h) tradesman/technician (artisan, craftsman, salesman, etc. ) OTe) 

i) social worker 6 

j) other professional (municipal administrator, engineer, doctor, tener 


agriculturalist/horticulturist, educator, planner, etc.) 10.6 


Indicate how many years you have lived in Guelph by circling the most appropriate category listed below. 


a) less than 3 years 4.6 
b) 3 to 5 years 9.4 
c) 6 to 9 years ig eed 
d) 10 to 19 years Diesel: 
e) 20 to 29 years Ls Pred 
f) 30 years or more DON a) 
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TWABEERZ3 


Mode of Travel to C.B.D. by Sex of Respondent 


Male Female 
Walk 625 Orel 
Car jm 5h ral 
Bus 4.6 reo 
Other ESR 7. ieee 
Total 100% 100% 
N 782 895 


Chi-square = 71.24 df = 3 
Significance = 0.00 Cramer's V = 0.2] 


TABLE 24 


Mode of Travel to C.B.D. by Marital Status of Respondent 


Single Married Widowed Other 


Walk Poms 6.4 V2.5 sie 
Car 48.9 68.9 44.8 S675 
Bus Sra0 358) Aa SO 26.1 
Other i736 1623 grag Say 


Total 100% 100% 100% 100% 
N 233 1322 96 (age| 


Chi-square = 86.13 df = 9 
Significance = 0.00 Cramer's V = 0.13 
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TABLE 32 


Agreement Regarding Provision of Increased Parking 


and Shopping by Sex of Respondent 


Male Female 
Disagree Seno id ace: 
No Opinion Ome ike 
Agree 60:55 565.9 
Total 100% 100% 
N (US) 89] 


Chi-square = 6.40 df = 2 
Significance = 0.04 Cramer's V = 0.06 


AB Eso 


Agreement Regarding Provision of Increased Parking 
and Shopping by Marital Status 


Single Married Widowed Other 


Disagree 5.3150 SHtay! 18.8 BO 
No Opinion 1328 OR Asad) Orna/. 
Agree 52.6 60.0 SG .73 34.8 
Total 100% 100% 100% 100% 
N Zoe 106 96 23 


ee TD 


Chi-square = 42.87 df = 6 
Significance = 0.00 Cramer s: V%= 30.01] 
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TABLES 30 


Agreement Regarding Provision of Increased Parking and 
Shopping by Length of Residence in Guelph 


Disagree 
No Opinion 
Agree 


Total 
N 


Chi-square 
Cramer's V 


Length of Residence in years 


Ow WOES 
Silos) Soler 
Gia Vine 
Seg I 60.8 
100% 100% 
20] 344 


Significance 


96 


20229 


2822 
1030 
Gilmo 


100% 
380 


0.64 


230 


2000 
P20 
59.4 


100% 
507 


€L°0 = A $,4aues 00°O = aouedlylubis 9z = $P 9£°SG = avenbs-1y9 
nnn er Wee Me te i eS Eee 


6€ Hee, Sol 82 EG gail (eae GS Eo 80¢ SET Salt Lvl 62 N 
OOL *Z00L *00L Z00L ZOOL *%O00L Z00L ZOOL %O00L %00L ZOOL %O00L Z00L %00L LezOL 
i ee cence Varese ely) 8° 6 Gece P26 p°6e -6°Se- Se 2°6e £°¢f. 2°56 aauby 
oe eee esl Oesc. Oo 2801 9G 9¢ 8 lh L°Sl O°2 L£°¢2 €°8l OSL “EOL uolLuLdg ON 
eee VemceOcmecaoee 0°66 “0 py bolt S°S2 S°cb O°LE 2°6€ G°2p £°¢S S*te saubesiq 

49470 EL él LL OL 6 8 Ne 9 5 v € é L 


asdUaPpLSaYy JO ePouy Aq Hulyuegd 
9d4j4 HBULPLAOUg Sau07S JO Juoddns BHbulpuebay uawmaouby 


9€ JTEVL 


97 


ZL°0 = A S,4auedg 00°O = aouedisLuBbls ZZ = 4P G6°8bp = axenbs-1y9 


Se a 00 EEE 


ve GS ast exe |) vLl cs l S8l Te | O21 oil Gu LS N 
hOOL 2001 hOOL ZOOL “001 ZOOL ZOOL ZOOL 2001 ZOOL ZOOL ZOOL [ezOlL 
Seas oe aV Ces 8°8E Va Ghevic Vale SA! Gener? 8° cr Once CaGe aauby 
Leakey 6S CP Ge Sf eS BAe 3k € Od Geol oe eve ei Cua Gana uoLULdQ ON 
OSS? Se Ohs v 92 eke Sy Leal, ¢ 60 O°vT L°LY Coe 6° LP G BE gaubesiq 


ene eae ee 


O8< 66-99" SO-10909-9¢ SG-19° 0G9-9b St-lp OV-98 SE-LE OE-92  Se-0e Oc> 


JUapuodsay JO aby Aq HuLydeg Vau4 BULpLAOUd Sau07S 40 YAO ULpueboy JUsWaaUby 


Le Ash Vb 


98 


TABLE 38 


Agreement Regarding Support of Stores Providing Free Parking 


by Marital Status of Respondent 


Single Married Widowed Other 


Disagree 42.7 41.0 294? 47.8 
No Opinion 28.9 ES eZ 28a Zea) 
Agree 28.4 40.8 a2 od S04. 
Total 100% 100% 100% 100% 
N (Ni egal 96 ag 


Chi-square = 26.49 df = 6 
Significance = 0.00 Cramer's V = 0.09 
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TABLE 42 


Willingness to Park on Periphery by Sex of Respondent 


Male Female 
Yes 39.6 Sou 
No FOL VLR S| 
Other Ae 2 S20 
Lota 1002 100% 
N TASKS) 850 


Chi-square = 10.85 df = 2 
Signitveance:=".0700 Cramer's V = 0.08 


TABLE 43 


Willingness to Park on Periphery by Marital Status 


Singie Married Widowed Other 


Yes Aa esse) S60 36.6 47.8 
No 50.5 BENS: 52.4 47.8 
Other ae 2.0 lb le 4.3 
Total 100% 100% 100% 100% 
N Bae l2e2 82 23 


enn EEE 


Chi-square = 27.77 df = eh 
Significance = 0.00 Cramer's V = 0.09 
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TABLE 45 


Willingness to Park on Periphery of CBD by Length 
of Residence in Guelph 


Years 
<3 3-5 6-9 10-19. 20-29.) 230 
Yes SONG 4827-2 4] AS) AALG 38.0 alee 
No So ado) (SG ob 4253.0: 6054), 163.6 
Other ae 2.6 2a0 1.5 ites 4.6 


Total 100% 100% 100% 100% 100% 100% 
N 76 154 198 336 ov 481 


30.45 di = 91.0 Significance = 0.00 


Chi-Square 
Chee 


Cramer's V 


ou 
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APPENDIX D 
USE TABLES 


Use TABLES 
Many of the tables in this section are composite 


tables. Therefore, it would be misleading to always 
include the N on which analysis is based. 
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TABLE 48 


Agreement that the C.B.D. Provides Adequate Shopping 
Fach bities. DY soGx 


Disagree 
No Opinion 
Agree 


Total 
N 


Chi-Square = 
Significance 


100% 
TiS 


1268 
= 0.43 


TABLE 49 


Female 

49.7 
ges 

43.2 


100% 
892 


df Z 


Cramer's V 0.05 


Agreement that the C.B.D. Provides Adequate Shopping 
Facilities bY Marital. status 


Single Married Widowed Other 


Disagree 48.5 50.9 28.4 Bee 
No Opinion Js3 5.2 OE to) 0.0 
Agree 44.2 42.9 62.1 47.8 
Total 100% 100% 100% 100% 
N te ie) Tore 95 23 
ee ee ee Oe ee oe ee A ee 
Chi-Square = 19.86 df = 6 

Significance = 0.00 Cramer's V = 0.11 
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TABLE 51 


Agreement that the C.B.D. Provides Adequate 
Shopping Facilities by Length of Residence 


ere Sin Guelphies ye 


Years 
<3 3-5 6-9 10-19 20-29 >30 
Disagree Onc Stag) Soen0 48.8 48.6 44.8 
No Opinion Cu 6.8 20 G27. aie) ria 
Agree chee) SWS] Sista) 42.4 47.0 48.1 
Total 100% 100% 100% 100% 100% 100% 
N 79 [foul 200 344 38] 57, 


19.48 df = 10 Significance = 0.04 
0.08 


Chi-Square 
Cramer's V 
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TABLE 54 


Preference for Plaza Shopping by Sex 


Male Female 
Yes Tle. 2 CUR 
No Z Oe 35.4 
Other aE 4.0 
Total 100% 100% 
N 770 882 


Chi-Square = 20.17 df = 2 
Significance = 0.00 Cramer's V = 0.11 


IDNs Bee eye) 


Benerencesror £ laze onopping Dy Mavi tal sotatus 


Single Married Widowed Other 
Yes oy aL! 68.4 AG o/, Totes 


No 39.6 “atean 5) 45.7 Ze? 
Other 35,0 Shell 730 0-0 
Total 100% 100% 100% 100% 
N 230 1304 De 23 


Chi-Square = 30.68 df = 6 
Signagicance. = 0.00 Cramer's V = 0.10 
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TABLE 57 


Preference for Plaza Shopping by Length of Residence 


Years 
<3 3-5 6-9 10-19 20-29 >30 
Yes Oi, 74.5 Od 7 7 HO me 18 O10 60.9 
No Sy bees 24.2 CDT CURT, oi .10 Onto 
Other eal ine 20 Oye 2.4 Sei 


Total 100% 100% 100% 100% 100% 100% 
N 78 157 195 343 380 501 


24.10 df = 10 Signimicance = 0104 
Orali2 


Chi-Square 
Cramer's V 
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shopping Preference by Length of Residence in Guelph 


Guelph C.B.D. 
Shopping Plazas 
Kitchener-Waterloo 
Hamilton 


PTO ONL. 


Other 


Guelph C.B.D. 
Shopping Plazas 
Kitchener-Waterloo 
Hamilton 

Toronto 

Other 


Guelph C.B.D. 
Shopping Plazas 
Kitchener-Waterloo 
Hamilton 

Toronto 

Other 


Chi-Square = 238.2 
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APPENDIX E 
FUTURE DEVELOPMENT TABLES 


FUTURE DEVELOPMENT TABLES 


The major statistical operations carried out in this 
section were factor analysis and step-wise regression. 
It is obvious from the tables which variables were 
used in the first procedure. The debate over the 
advantages of orthogonal versus oblique rotation will 
pote be examined here. Suffice it to say that in this 
study the former was chosen. On the basis of the 
factor loadings, factor scales were constructed and 
then used as dependent variables in the step-wise 
regression analysis. In this latter procedure, it 


was necessary to construct a number of dummy 
variables to expedite analysis. 


In determining the prevalent orientation in the 
sample, the three largest factor loadings for each 
factor were multiplied by the number of sample 
respondents who, depending on the nature of the 
question associated with the factor loading, either 
agreed or disagreed with the question. The numbers 
thus obtained for each factor were then summed and 
divided by three. 
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TABLE 65 


Correlations for Factor Scales* 


Sea veud Scale 2 Scale 3 


Scale ] 1.00 -.14 -.47 

Scales 2 -.14 1200 Boye, 

Scale 3 -.47 59 1.00 

Scale 1 = Unrestricted Growth Scale 

Scale 2 = Pedestrian Orientation Scale 

Scale 3 = Rehabilitation and Improvement Scale 


* All correlations are significant at the 
.001 level. 


TABLE 66 


Computations Regarding Predominant Orientation in Population 


% in agreement with 


question multiplied Approximate % 

by factor loadings (x x/3 in Population 
Unrestricted Growth 85.36 28.45 30% 
Pedestrian Orientation 75260 2520 26% 
Rehabilitation and 25337 41.79 44% 


Improvement 
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APPENDIX F 
1972 DISCUSSION PAPER FOR THE CBD 


Discussion Paper Concerning 
A District Plan for the Central Business District (CBD ) 


The Department of Planning and Development has been requested to 
prepare a summary of the problems which relate to the Central Business District 
together with some proposals for solving those problems in order to chart a course 
for action by public agencies as well as to provide guidelines for action by 
private individuals and companies with the overall objective of strengthening 
the Central Business District. 

The problems are numerous and many of them are not really dissimilar 
from those found in other areas of the City. But, because of the intensity of 
land use in the CBD, they are much more complex, They relate primarily to 
obsolescence of buildings and streets, land use compatibility, parking amount 
and location, traffic control, availability of services, aesthetics and general 
urban design, These factors and the degree to which they have an adverse effect 
upon our downtown situation might be debated at great lengths and little would 
be resolved, Therefore, we intend to touch briefly upon the range of alternatives 
which may be considered to remedy the evident problems, and then to concentrate 
upon the kind of plan which is favoured by the planning staff, 

The first alternative, which is the easiest one to achieve and which 
probably appeals to most of the owners of obsolete buildings, would be an 
"anything goes" or "ad hoc'’ development policy of little or no control being 
exercised over Central Business District development. The rationale for such a 
‘policy would be that land ‘values and private investment feasibility would control 
the development and encourage re-development, It is impossible to say whether 
the result would be good or bad as only time would tell. However, it is safe 
to say that the risk of undesirable, incompatible re-development and, consequently, 
a bad economic and aesthetic result,is very great. This method would do little 
to assure the health and integrity of the City centre which will be passed on to 
the next two generations, 

At the opposite end of the scale would be a detailed re-development 
plan which would provide for a specific urban design concentrating on a particular 
theme, Under such a scheme, it is necessary to rigidly control the height, bulk 


and character or, more specifically, the architecture, in order to maintain the 
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"effect" of the scheme. Such a scheme is considered to be impractical where 
re-development is privately-financed, sporadic and unlikely to take place on 
a reasonably large scale such as a city block at a time, While the results 
would probably be good, the feasibility of such a scheme would seem to be 
very remote, Restoration Architect Peter Stokes' scheme in which each city 
block would form pagoda-shaped structures, bounded by three-storey street 
fronts of old and new buildings, serviced from the centre of each block and 
incorporating roof gardens at the fourth-storey podium level is a good 
example of such a proposal. 

In between those two extremes there will no doubt be several 
variations of one scheme or the other that would serve as suitable guidelines 
for the re-development of our conntoea area, The following are the principles 
upon which we developed the scheme which we shall refer to in this summary. 
V That development will occur mainly as a result of private initia- 

tive and capital investment with municipal guidance and co-operation, 

2. That land use regulations must aim at ie preservation, rehabili- 
tation or re-development of various parts of the downtown, 
according to their existing conditions, compatibility, historic 
or architectural significance, 

Si That distinctive and historic buildings should be accentuated 
through preservation and rehabilitation with the objective of 
retaining the unique character of Guelph, 

4, That re-development in the form of new buildings should be en 
couraged in harmony with the preserved or rehabilitated historic 
buildings and that the urban design concept for the CBD should 
make provision for this co-existence of old and new development, 
thereby showing Guelph to be both progressive and sensitive to 
its historic past, 

3. That Wyndham Street forms the natural spine of the retail com 
mercial core, both now and in the expanded CBD of the future. 

The elongated shape of the area contained within the future Ring 

Road supports this principle, Attempts to spread the concentrated 

retail core too far from Wyndham would have the effect of decentral- 


izing comparision shopping and would cause awkward situations for 


the pedestrian shopper. 
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That the Church of Our Lady and the "squares" ought to be developed 
in a manner that will give focus to the surrounding development and 
full advantage should be taken of these gifts from the past to im 
prove the environment in the CBD and to make Guelph more distinctive 
and attractive for many generations to come, 

That a long-range programme for the elimination of surface parking 
lots should be initiated by the selection of sites which may be 

mae for surface parking on an interim basis but which are large 
enough, and in strategic enough locations, to serve as sites for 
parking structures, 

That municipal services such as sewer, water, roads, sidewalks, 
public transportation and off-street parking shall be renewed 

or provided in such a way as to encourage the preservation, rehabil- 
itation and re-development concept. 

That a Ring Road system should be completed to accept traffic from 
all the traffic arteries which converge on the CBD and to carry 
through traffic around the retail core while distributing vehicles 
destined for the CBD into convenient parking lots by way of feeder 
streets, 

That a pleasant, formally-recognized system of pedestrian walkways 
and shopping malls splitting our original city blocks into smaller 
pieces would greatly increase the area in which retail businesses could 
thrive and would decrease the shopper's inconvenience in getting from 
store to store or parking lot to store. 

That traffic on all streets within the Ring Road should be limited 

to local and service traffic and access to parking lots except for 
MacDonnell and Suffolk which make convenient short-cuts for local 
traffic. 

That uses which will be frequented by the pedestrian general public 
should be held within the Ring Road system and, related to that 
principle, room for expansion of the retail commercial concentration 
as Guelph's population grows should be found south of the CNR rather 
than outside the Ring. It is further recognized that any leap of 
retail shopping to the area south of the CNR should be on a large- 
scale and should include additional penetrations of the railway embank- 


ment by pedestrian routes, 


PIOE OR 


145 


Page 4 


13; That a greater number of apartment units and offices located 
around the perimeter of the CBD, both inside and outside of the 
Ring Road, is desirable due to the activity which would be 
generated in the CBD as a result of their presence. 

14, That it is desirable to acquire access to the Speed River banks 
for the eneral public and to beautify the land acquired and to 
link it to larger pedestrian oriented open spaces,such as Royal 


City Park and Priory Square, wherever possible. 


FUTURE REQUIREMENTS 

It is necessary, of course, to have an appreciation of population 
statistics and space requirements, etc. in order to project the needs of the 
community and to formulate plans for meeting those needs in an environment that 
is attractive, efficient and economical. 

In order to get in step with the area municipalities and to take 
advantage of the most recent data available, we have indicated a 20 year 
planning period and used data projected to 1991. 

Assuming a population of 121,000 persons in Guelph by 1991, it 
is forecast that approximately 588,000 square feet of retail commercial 
floor. space will have to be added to serve the needs of the citizens of 
Guelph. This commercial floor space will be divided into two categories, 
convenience shopping and comparison shopping. 

Convenience shopping is generally defined as offering merchandise 
required on a daily basis and includes food, drug, hardware, beer and 
liquor stores. Convenience shopping is usually provided close to the 
local population which supports MES 

Comparison shopping includes all general merchandise outlets 
including apparel, furniture, appliance and specialty stores which provide 
the goods for which a customer will normally compare price, quality and 
style of merchandise before making his purchase. 

We assume that approximately 242,000 square feet of the 588,000 
square feet will be comprised of convenience shopping, the bulk of which 
should be directed to neighbourhood and community shopping areas. The 
major share of the comparison shopping should be directed to the Central 
Business District. We are inclined to be of the opinion that Peri 55-60% 


of the 346,000 square feet of comparison shopping would locate in the CBD 
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assuming that conditions for business are favourable, We feel that an up- 
grading of the CBD could improve upon that ratio and tend to ease the 
pressure exerted by suburban shopping centre promoters for fringe area develop- 
ment, 

Briefly, then, the scheme is predicated upon the principle that 
the Central Business District should be strengthened and positive policies 
adopted to limit suburban shopping centres to neighbourhood and community 
facilities, primarily providing convenience shopping. A certain percentage 
of comparison shopping is usually provided in any community centre, for 
example: Zeller's, K-Mart, Woolco, etc, However, ever effort should be 
made to encourage any proposals for a high-quality, full-line department 


store facility to be located within the area defined by the "Ring Road" system. 


THE SCHEME 
STEP 1 - IDENTIFICATION OF BUILDINGS AND AREAS TO BE PERPETUATED 

The first step is to identify those areas of the CBD which we 
believe should be preserved and, in many instances, rehabilitated, In this 
regard we are able to take advantage of the work carried out by Peter Stokes 
on behalf of the Guelph Branch of the Architectural Conservancy of Ontario. 
Unfortunately, several of the buildings which he selected for preservation 
have already been defaced or lost due to fire, | 
STEP 2 - IDENTIFICATION OF AREAS WHICH SHOULD BE RE-DEVELOPED 

The second step is to identify those areas of the Central Business 
District that we believe should be re-developed. The Urban Renewal Study 
provided a considerable amount of information in this regard with obsolescence 
being the major factor in almost every decision to re-develop an area, 

Having determined the area to be maintained and rehabilitated, and 
those selected for renewal, the job is reduced to an evaluation of the areas 
block by block in order to formulate an image of how each area should be 
redeveloped and the approximate appearance of the CBD in 1991, A kind of 
mosaic of the future Central Business District could thus be developed, This 
mosaic would then form the basis for the design concept and give visual form 


to the scheme, 
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STEP 3 - THE DESIGN CONCEPT 

The design concept which we propose is to marry the existing 
desirable features with proposed new development and is partially illustrated 
schematically in the attached plans shown as Schedule "A" to "G", Time did 
not permit us to prepare a complete presentation of the design concept which 
would illustrate the design in three-dimensional form, However, we have 
ineluded some copies of sketches which illustrate that new buildings can 
co-exist in harmony with the old and may even have the effect of enhancing the 
appearance of the Central Business District while renewing its economic health. 

The schedules attached to this report and described below illustrate 
partially,in schematic form, a secondary or district plan for the Central 
Business District. 

Schedule "A" - Land Use (Proposed) 


- €ompletion of the Ring Road is assumed 


Retail Commercial Uses would be concentrated along the Wyndham 
Street spine, with reasonable extensions along the major cross- 
streets, A major interruption in this pattern is the public 


and institutional area from Carden Street to Fountain Street, 


Highway Commercial uses in the CBD are limited to those areas 


along Gordon and Wellington where they already exist. 


Three major areas are set aside as remaining Public or Institu- 
ional for many years into the future ~ Church of Our Lady and 
the adjacent school buildings; City Hall, Arena, CN station, 
Armoury, Police Bldg. and Federal Building; Wellington County 
facilities and the neighbouring law offices. 

- Public Open Space consists of greater areas in St. George's 
Square and City Hall Square; new public access to the westerly 
bank of the Speed from London Road to Royal City Park; a new 
extension from Carden Street to Fountain Street when new develop- 
ment moves south of the CNR and greater use of City-owned land 
in the Gordon-Waterloo area, 

~ Single-family houses in the London Road - Edwin Street area and 

the Suffolk Street - Green Street area are suggested as the 


basis for preservation of some of the finest older houses on the 


fringes of the CBD, 
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- The remaining designation - Apartments, Offices, Schools, 


Churches - indicates, in a general way, the areas in which 
re-development for these purposes can be expected in the time 
period covered by our district plan, It also serves to 
indicate the areas in which Retail Commercial and Highway 


Commercial should not be encouraged. 


- Relationship of the existing and proposed parking lots to the 


uses served by them may also be seen on this plan. 


Schedule "B" — Circulation (Proposed ) 


This plan illustrates the Ring Road in its entirety and the 
arterial streets which converge on the CBD. Existing and 
proposed parking lots are shown within the Ring Road with 
accesses pointed out by small arrows, The only streets 

shown to be open to allow local traffic to cross the CBD are 
Wyndham and MacDonnell, Douglas Street and Carden Street 
would be totally pedestrian, Quebec Street, Cork Street and 
Wilson become access to public and private parking lots,as 
well as pedestrian ways. 

Pedestrian walkways shown are meant to be additional to the 
usual sidewalk on either side of a roadway, They are meant to 
accomplish the penetration of the CNR embankment and provision 
for mid-block shopping malls such as The Courtyard and other 
routes to shorten walking distances from parking to store or 
store to store. The Heffernan Street Bridge, although not 


shown, is intended to be a feeder to the CBD and riverside 


walkways. 
Schedule "C't —- Protected Views 


It is recognized that the Church of Our Lady forms an out- 
standing focus for many of the main streets approaching the 
CBD, It is suggested that building heights along the lines 
shown should be carefully regulated so that these invaluable 
views cannot be obstructed, The same is true of the 
Douglas Street vista of St, George's Anglican Church, These 
measures would not prevent the vistas in question from being 


"framed" by taller buildings. 
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Schedule "D" - Aerial View of Westerly Section of CBD 


This sketch illustrates known new buildings; creation of 
parking structures on existing parking lots; preservation 
of recent buildings, churches and sound older buildings; 
re-development of inadequate buildings and surface parking 
lots; a suggested combination of department store, smaller 
stores and a parking structure on the present Baker Street 
parking lot, It is expected that this mix of old and new 
buildings could be carried out without the loss of Down 
town Guelph's unique characteristics, 
Schedule "E" - East side, Upper Wyndham Street 
Sketches indicating two different treatments of the misfit 
buildings on this portion of Wyndham Street. The upper 
sketch shows the same treatment now being applied to The 
Right House also applied to the upper portions of the 
Jupiter store to even off the building heights and create 
a balance of blank walls and window walls, The lower sketch 
illustrates pre-cast concrete facades on the same two stores, 
this time designed to echo the older facades with their 
arched windows, 
Schedule "F" - Douglas Street ~- County Court House Area 
This plan suggests the mix of existing buildings with new 
buildings or uses and new circulation systems, The Douglas- 
Woolwich area is a location which has an Old World character 
of its own which should be preserved and enhanced, 
Schedule "G" - Lower Wyndham Street 
These sketches of portions of Lower Wyndham Street illustrate 
the combination of old and new facades, pedestrian arcades and 


street landscaping. 


Slelclelsielcre clan 


150 


Page 9 


STEP 4 - POLICIES FOR IMPLEMENTATION 


The text of the plan would set out policies to be adopted in order 


to control and guide the implementation of the plan, Some of the policies 


would be as follows: 


1. Areas to be preserved and rehabilitated — 


a) establish zoning regulations relating to the height, bulk and character 
of the buildings to be retained or any new buildings to be built in 
their midst, These regulations should be fairly tight with flexibility 
introduced through the Committee of Adjustment. 

b) establish parking requirements, design standards and incentives for the 
area, 

c) establish architectural treatment of buildings to be encouraged as part 
of planned programmes to improve specific areas or whenever owners choose 
to make improvements. 


d) establish civic beautification programmes and incentives, etc. 


2. Areas to be re-develope = 


a) establish zoning regulations for re-development areas through the use of 
a holding zone with all proposals to proceed along the zone change route, 
complete with site development plans. 

b) establish parking requirements, design standards and ipeentivea" etc. to 
be provided for in the site plans. 

c) establish civic beautification schemes and incentives, etc. for the area. 

Provision of municipal services - 

a) staging of renewal of underground services i.e. sewers, water and hydro, 

b) staging of renewal of surface services i.e. roads, sidewalks, street 
lighting, etc. 

c) staging of major traffic route changes, both pedestrian and vehicular, 

d) staging of beautification programmes i.e. St. George's Square, Priory 
and Trafalgar Squares, public walkway and parks along the Speed River, 
street planting, etc. 

Building improvement programme — 

a) Norwich plan proposal. 

b) painting and clean-up co-ordination to achieve maximum results, 


c) sign co-ordination programme 
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5, Marketing and advertising programmes - (These would be the responsibility 


of the business community. ) 
CONCLUS ION 

This summary merely points up the basic and essential elements of 
a district plan for the Central Business District, The plan itself requires 
a great deal more work in many respects, Zoning regulations which would be more 
appropriate than those now in effect could be developed from the information we 
have at hand, However, some general consensus of acceptance by the property 
owners in the CBD of the principles of the scheme would undoubtedly make such 
regulations and controls more meaningful and palatable, 

An improved appearance, combined with the improved function permitted 
by the land use and circulation plans proposed, would improve the environment for 
the people who use our shopping area, Assuming that the environment is improved 
and people find the area attractive, business should improve and encourage 
added investment in the Central Business District. New investment provides job 
opportunities and revenues to further enhance the vitality of the community. 
However, the right steps must be taken to get this process started, 

This text and attached schedules are intended as a discussion paper 
only. 


Respectfully submitted, 


Ce, 


Ke li. Perry, 7 


DIRECTOR OF PLANNING 
AND DEVELOPMENT , 
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SCHEDULE "F" - AN EXAMPLE OF AN AREA WITH A CHARACTER Be us RETAINED AND ENHANCED 


ining and enhancing the spe- 
ly an illustration of one logical solution to reta 

ret Cencactae of the Douglas St. - Woolwich St. Area while furthering the other objectives 
stated in this report for the CBD. There has been no contact with the property owners con- 
cerning the uses proposed and there is no City Council authorization for the plan. 
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APPENDIX I 


Lengthy lists of objectives and priorities, including phasing recommendations, 
have been, and will continue to be, developed, These will, of course, be viewed 
differently by the owners of property, tenants, merchants, various sections of the 
general public and visitors depending upon their personal attitudes, preferences 
and needs, It must be realized by all these interests, however, that many improvements 
have been carried out or are underway now, It will be necessary to continue with 
programmes for improvements with or without a formal plan. A plan would provide the 
distinct advantage of permitting better co-ordination between the efforts of the 
private and public sectors of the community in the re-development and strengthening 
of our Central Business District. 


PUBLIC PROJECTS 
The following is a list of 12 public improvements which have favourably affected 
the function, economic health and/or aesthetics of the Central Business District or 
will do so in the near future. 
1. New Railway Underpass on Gordon Street and Norfolk St. approaches (1965) 
2. Rebuilding of the Wyndham Street Storm Sewer (1966) 
3, Removal of the Old Curling Club to enlarge the Baker Street Parking Lot (1968) 


4, Improvements to the Civic Square including the City Hall and Memorial 
Gardens Area (1968) 


5, Widening of Gordon Street (1970) 


6. Acquisition of additional lands for off-street parking in the Quebec Street 
area (1971) 


7, Improvements to the public transportation system as recommended in the 
recent Transit Study (1971) 


8, Renewal of Sidewalks (1971 - 1972) 

9, Quebec Street storm sewer renewal and partial widening (1971 - 1972) 
10, Construction of Fire Hall on Wyndham Street (1971 - 1972) 
ll. Restoration of Heffernan Street bridge (1972) 
12, The Wellington Street extension to Woolwich Street (19737). 

PRIVATE PROJECTS 
Although the aesthetics of each new building draws widely—differing reactions from 
the general public, most are undoubtedly assets to Guelph in the form of modern facilities. 


The following list partially covers the private investments inside the Ring Road in 
recent years; 


1, Hastings Bldg, - Woolwich Street (1967) . 

2. Albert Fish Real Estate - Woolwich Street (1968) 

3. New Canadian Imperial Bank of Commerce - St, George's Square (1968) 

4. Commercial - residential development —- Quebec Street at Yarmouth (1971 - 1972) 
5. The Courtyard - between Carden and Macdonnell (1971 - 1972) 

6. New Royal Bank - St, George's Square (1971 - 1972) 


7, Harvey's (1968), Red Barn (1969) and H, Salt (1971) have also invested within 
or near the Ring Road and have, no doubt, drawn customers to the CBD 


While these lists are not all inclusive and are only intended to illustrate that 
improvements have been carried out, they should also serve to point up the need and 
advantages of having an overall plan. A plan would outline the improvements required 
and the staging proposed within the framework of the plan so that both the private and 


the public sectors of the community could see the goals and objectives and prepare their 
own plans accordingly. 
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APPENDIX II 


APPENDIX I was prepared in December, 1971.* The following is a listing of 


significant projects not listed then which have been carried out within the Ring 
Road since that time. 


Public Projects 
-Further acquisitions of land for expansion of Quebec Street parking lot. 
-Acquisition of land for the Wellington Street Extension to Woolwich Street. 
-Construction of storm sewer on Quebec Street West (1972). 
- Improvement of the CNR Wyndham Street underpass (1973). 
-Renovations to City Hall Annex (1974). 
-Experimental pedestrian mall (1974). 


-Renewal of sidewalks, including underground wiring conduits soon to be 
utilized (1972-74). 


Private Projects 
-Four new commercial units on MacDonell, east of Wyndham (1972), 
-Two new commercial units - Cork Street (1973). 
-One new commercial unit - Quebec Street (1973). 
-Renovations to 20 Baker Street (1972-73),106-112 Wyndham Street (1973). 


-Modernization and expansion of Bell Telephone operations building Cork Street 
(1973-74). 


-New Royal Trust Building and Arcade - St. George's Square (1974-75). 


-Speedy Muffler and Architectural Improvements to Five Points Service Station 
(1974-74). 


-Facade improvements - Fischer's Royal Hotel (1972), King Edward Hotel (1974), 
Textile Industries (1974). ; 


A remarkably large number of interior alterations and safety improvements 
have been made within the buildings of the Central Business District. In many cases, 
these alterations have improved the environment for those who shop, work and live 
_downtown, 
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